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Planning Commissioners are citizens of Newport Beach who volunteer to serve on the Planning 
Commission.  They were appointed by the City Council by majority vote for 4-year terms.  At the 
table in front are City staff members who are here to advise the Commission during the meeting. 
They are: 
 
JAMES CAMPBELL, Acting Planning Director LEONIE MULVIHILL, Assistant City Attorney 
 
PATRICK ALFORD, Planning Manager TONY BRINE, City Traffic Engineer 
 
GREGG RAMIREZ, Senior Planner MELINDA WHELAN, Assistant Planner 
 
MARLENE BURNS, Administrative Assistant 
 

NOTICE TO THE PUBLIC 
 
Regular meetings of the Planning Commission are held on the Thursdays preceding second and fourth Tuesdays 
of each month at 6:30 p.m.  Staff reports or other written documentation have been prepared for each item of 
business listed on the agenda.  If you have any questions or require copies of any of the staff reports or other 
documentation, please contact the Community Development Department, Planning Division staff at (949) 644-
3200.  The agendas, minutes and staff reports are also available on the City's web site at:  
http://www.newportbeachca.gov. 
 
This committee is subject to the Ralph M. Brown Act. Among other things, the Brown Act requires that the 
Commission’s agenda be posted at least 72 hours in advance of each meeting and that the public be allowed to 
comment on agenda items before the Commission and items not on the agenda but are within the subject matter 
jurisdiction of the Commission. The Commission may limit public comments to a reasonable amount of time, 
generally either three (3) or five (5) minutes per person.  
 
It is the intention of the City of Newport Beach to comply with the Americans with Disabilities Act (ADA) in all 
respects.  If, as an attendee or a participant at this meeting, you will need special assistance beyond what is 
normally provided, the City of Newport Beach will attempt to accommodate you in every reasonable manner.  
Please contact Leilani Brown, City Clerk, at least 72 hours prior to the meeting to inform us of your particular needs 
and to determine if accommodation is feasible (949-644-3005 or lbrown@newportbeachca.gov).  
 
If in the future, you wish to challenge in court any of the matters on this agenda for which a public hearing is to be 
conducted, you may be limited to raising only those issues, which you (or someone else) raised orally at the public 
hearing or in written correspondence received by the City at or before the hearing. 
 
APPEAL PERIOD: Use Permit, Variance, Site Plan Review, and Modification Permit applications do not become 
effective until 14 days following the date of approval, during which time an appeal may be filed with the City Clerk in 
accordance with the provisions of the Newport Beach Municipal Code. Tentative Tract Map, Tentative Parcel Map, 
Lot Merger, and Lot Line Adjustment applications do not become effective until 10 days following the date of 
approval, during which time an appeal may be filed with the City Clerk in accordance with the provisions of the 
Newport Beach Municipal Code. General Plan and Zoning Amendments are automatically forwarded to the City 
Council for final action. 



 

NEWPORT BEACH PLANNING COMMISSION AGENDA 
Council Chambers – 3300 Newport Boulevard 

Thursday, April 21, 2011 
REGULAR MEETING 

6:30 p.m. 
 

A. CALL TO ORDER 
 
B. PLEDGE OF ALLEGIANCE  
 
C. ROLL CALL 
 
D. PUBLIC COMMENTS  
 

Public comments are invited on non-agenda items generally considered to be within the subject 
matter jurisdiction of the Planning Commission.  Speakers must limit comments to 3 minutes.  Before 
speaking, please state your name for the record and print your name on the tablet provided at the 
podium. 

 
E. REQUEST FOR CONTINUANCES 
 
F. CONSENT ITEMS 
 
ITEM NO. 1 Minutes of April 7, 2011 
 
ACTION: Approve and file. 
 
G. PUBLIC HEARING ITEMS 
 
ALL TESTIMONY GIVEN BEFORE THE PLANNING COMMISSION IS RECORDED.  SPEAKERS 
MUST LIMIT REMARKS TO THREE MINUTES ON ALL ITEMS.  (Red light signifies when three minutes 
are up; yellow light signifies that the speaker has one minute left for summation.)  Please print only your 
name on the pad that is provided at the podium. 
 
Any writings or documents provided to a majority of the Planning Commission regarding any item on this 
agenda will be made available for public inspection in the Community Development Department, Planning 
Division located at 3300 Newport Boulevard, during normal business hours. 

 
ITEM NO. 2  Gina's Pizza Minor Use Permit (PA2011-006) 
   3142 Balboa Boulevard 
 
SUMMARY: A minor use permit to allow a food service, eating and drinking establishment with 

no late hours, an outdoor dining area, and a Type 41 (On Sale Beer and Wine, 
Eating Place) Alcoholic Beverage Control (ABC) license. 

CEQA  
COMPLIANCE: The project is categorically exempt under Section 15303, of the California 

Environmental Quality Act (CEQA) Guidelines - Class 3 (New Construction or 
Conversion of Small Structures). The Class 3 exemption includes a store, motel, 
office, restaurant, or similar structure not involving significant amounts of hazardous 
substances, and not exceeding 2,500 square feet in floor area.  

 
 

ACTION: 1) Conduct public hearing; and 
 

2) Adopt Resolution No.          approving Minor Use Permit No. UP2011-002 
subject to the findings and conditions in the attached Draft Resolution. 



 

 
H. NEW BUSINESS 
 
I. STAFF AND COMMISSIONER ITEMS 
 
ITEM NO. 3 Planning Director’s report. 
 
ITEM NO. 4 Planning Commission reports. 
 
ITEM NO. 5 Announcements on matters that Commission members would like placed on a future 

agenda for discussion, action, or report. 
 
ITEM NO. 6 Request for excused absences. 
 
 
ADJOURNMENT 
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CITY OF NEWPORT BEACH 

Planning Commission Minutes 
April 7, 2011 

Regular Meeting – 6:30 p.m. 
ROLL CALL: 
Commissioners Eaton, Unsworth, Hawkins, McDaniel, Toerge, Ameri, and Hillgren  - 
present 

 

STAFF PRESENT:  
James Campbell, Acting Planning Director 
Gregg Ramirez, Senior Planner 
Leonie Mulvihill, Assistant City Attorney 
Javier Garcia, Senior Planner 
Fern Nueno, Assistant Planner 
Marlene Burns, Administrative Assistant 
 

 

POSTING OF THE AGENDA:  
The Planning Commission Agenda was posted on March 31, 2011. 
 

 

PUBLIC COMMENTS:   None 

REQUEST FOR CONTINUANCES: None 

* * * 
CONSENT ITEMS 

SUBJECT:  MINUTES of the regular meeting of March 17, 2011. 
 

Motion made by Commissioner Toerge and seconded by Commissioner Hawkins to 
approve the minutes as corrected.  
 

Motion carried with the following vote: 

ITEM NO. 1 
 

Approved 
 

Ayes: 
Noes: 
Abstentions: 

Eaton, Unsworth, Hawkins, McDaniel, and Toerge  
None 
Ameri and Hillgren 

 

* * * 
PUBLIC HEARING ITEMS 

   SUBJECT:  North Newport Center Planned Community Amendment – (PA2011-017)       
                       800, 840, 860, 880 Newport Center Drive 
 

A planned community development plan amendment to incorporate the Block 800 
Newport Center Planned Community (PC-23) into the North Newport Center Planned 
Community (PC-56) and a code amendment to change the zoning classification of this 
property from PC-23 to PC-56.  Additionally, the proposed amendment includes revisions 
to the sign and lighting standards within the PC-56 Development Plan. 
 

Fern Nueno, Assistant Planner, gave an overview of the staff report with a brief 
PowerPoint presentation.  Also an amendment to page 14 of the North Newport Center 
Planned Community Development Plan which was amended to be consistent with 
Section IIB, “Table 2 – Development Limits” on page 13, was distributed. 
 

Commissioner Hawkins asked if Table 2 was being amended.  Ms. Nueno responded 
that no changes affected the square footage that is permitted by the General Plan and 
that it reflected transfers of allowed Development previously approved by the City Council 
and changes incorporating the Pacific Financial property.  Commissioner Hawkins asked 
if that in addition to affecting Block 800, it affected Block 100 and asked if he needed to 

ITEM NO. 2 
PA2011-017 

 

Approved 
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recuse himself as he has an office within Block 100.  Assistant City Attorney, Leonie 
Mulvihill, answered that there is no conflict as there is no property interest affected by this 
decision. 
 

Commissioner Hawkins, referring to Table 2, asked that footnote C be expanded to 
reflect changes of the previous transfer as well as the transfers related to Block 800. 
 

After discussion, the Commission identified and presented the following questions: 
Referring to Section IIB, “Table 2 – Development Limits” from the North Newport Center 
Planned Community Development Plan, Commissioner Eaton inquired as to where the 
square footage was applied from Block 100.  Ms. Nueno responded that it was 
transferred to the two other blocks, and that the square footage cannot be built until Block 
100 is demolished or made uninhabitable.   
 

Commissioner Hawkins recused himself as he has an ownership/leasehold interest in a 
building within Block 100 of PC-56 after Ms. Mulvihill indicated that he might have a 
conflict of interest after learning more about the specifics of the amendment. 
 

Regarding residential units, if the table is transitory, Commissioner Eaton asked why 
were units which are currently allocated to Block 500 not updated in the “Table 2 – 
Development Limits.”  Dan Miller, representing Irvine Company, responded by stating 
that the transfers were based on positive traffic impact analysis and the units are allowed 
in any of the Mixed-Use Blocks.  Ms. Nueno added that the 430 units could be placed 
under Block 500 with a footnote remaining under each of the Mixed-Use Blocks to make 
it consistent with the rest of the changes to “Table 2 – Development Limits.”  All were in 
agreement. 
 

In response to a question by Commissioner Eaton regarding what the plans were for 
Block 100, Mr. Miller replied that the square footage was transferred to Block 600 to allow 
the construction of a new building.  Mr. Miller added that before the Certificate of 
Occupancy for the new building will be issued, the buildings within Block 100 would be 
made uninhabitable, unless there was square footage that is left over only then could it 
be transferred back after approval by the City Council. 
 

A clarification was requested by Commissioner Unsworth as it related to “Eating and 
Drinking Establishments,” and if they were to be treated the same as Zoning Code.  Ms. 
Nueno responded by saying that they were not the same definitions and indicated that on 
page 30 of the North Newport Center Planned Community Development Plan the 
definition was established. 
 

Commissioner Unsworth, referencing Section IIB, Table 1 of the North Newport Center 
Planned Community Development Plan, Fashion Island under Eating and Drinking 
Establishments, asked would the “P” with an asterisk (Minor Use Permit Issued by the 
Planning Director) apply to eating and drinking establishments that stayed open after 
11:00 p.m.  Fern Nueno answered that yes in Fashion Island restaurants are permitted 
by right and with approval of a Minor Use Permit if they are proposing to sell alcohol.  In 
conclusion, the PC Development Plan supersedes the PC Zoning Code if something is 
addressed within it; otherwise if it is not addressed in the PC Development Plan, then the 
PC Zoning Code regulations prevail.  
 

Commissioner Unsworth received clarification that in Fashion Island, for the sale of 
alcohol after 11:00 p.m. an Operator’s License would be needed, therefore it would apply 
to Block 100, 400, and 800.  Furthermore, it was confirmed that under the Planned 
Community Development Plan, there is a combination Minor Use Permit with an 
Operator’s License required.   
 

It was suggested by Commissioner Unsworth that it be clearly stated that all decisions 
made by the Planning Director as allowed in the Development Plan be appealable to the 
Planning Commission then to the City Council. 
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Mr. Miller stated that he agreed with staff’s recommendation. 
 

Public comment period was opened. 
 

No public comments. 
 

Public comment period was closed. 
 

Motion made by Commissioner Hillgren and seconded by Commissioner Unsworth, to 
adopt a resolution recommending City Council approval of Planned Community 
Development Plan Amendment No. PD2011-001 and Code Amendment No. CA2011-
004 with the following modifications: 
 

• Modify the Resolution with the addition of, “The square footage numbers indicated 
for each block in Table 2 (Development Limits) of the PC-56 Development Plan 
may not be current or correct due to allowable transfers of development rights 
under the Development Agreement, General Plan, and PC-56 Development Plan.  
The square footage numbers cannot and are not being increased by this 
application as the development limits are regulated by the General Plan.” 
 

• Addition of Amendment that was presented, page 14 of the North Newport 
Center Planned Community Development Plan was updated and distributed as 
it was made consistent with Section IIB, “Table 2 – Development Limits” on 
page 13.   

 

Motion carried with the following vote: 
Ayes: 
Noes: 
Recusals: 

Eaton, Unsworth, McDaniel, Ameri, Toerge and Hillgren 
None 
Hawkins 

 

* * * 
SUBJECT:  West Newport Amendments – (PA2010-182, PA2010-190, and PA2011-014) 
                     6904, 6908-6936, and 6480 West Coast Highway 
 

Commissioner Hawkins returned to join the meeting. 
 

Amendments to the General Plan, Coastal Land Use Plan, and Zoning Code to change 
the designations of three properties from Two-Unit Residential (RT and RT-E) to Visitor 
Serving Commercial (CV) or Mixed Use-Vertical (MU-V) land use designations. The 
amendments were initiated by the property owners who are seeking to continue the 
existing nonconforming commercial use of their properties. AIl three properties are 
currently developed with commercial and mixed-use buildings, and no new land use or 
development is proposed at this time. 
 

Javier Garcia, Senior Planner, gave a brief overview of the staff report with a PowerPoint 
presentation.  He mentioned that the original recommendation was to change all three 
properties to Visitor Servicing Commercial (CV), but that General Commercial (CG) is 
more appropriate for 6480 West Coast Highway, even though the applicants proposed 
Mixed Use-Vertical (MU-V). 
 

Commissioner Hawkins asked as to the reason of the change in decision of not going 
forth with the Mixed Use-Vertical (MU-V) land use designation.  Acting Planning Director, 
Jim Campbell, responded that the reason for the recommendation of General Commercial 
(CG) is that it would allow for a broader list of uses thereby achieving the goal of the 
applicant to protect, preserve, and continue the existing commercial and residential uses. 
 

Chairperson McDaniel stated that in addition to considering the applicants’ requests, 
there was a need to look at the long-term needs of the City as well. 
 

A discussion ensued regarding the development feasibility of the three properties to be 

ITEM NO. 3 
PA2010-182, 
PA2010-190, 

AND  
PA2011-014 

 

Approved 
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pursuant to the Mixed Use-Vertical (MU-V) land use designation standards.  Mr. Garcia 
noted that for the Kennard Property (6480 West Coast Highway) it would prove 
challenging as a mixed-used development as it would require nine (9) parking spaces, 
which would be difficult to provide.  Therefore, the CG (General Commercial) would be 
staff’s recommendation for this property. 
 

Paul K. Watkins of Watkins, Blakely, & Torgerson, LLP, representing The National Cat 
Protection Society stated that the Mixed Use-Vertical (MU-V) land use designation would 
not work as it would preclude the organization from providing basic veterinarian services 
and boarding of cats.  Mr. Campbell clarified that there would be no issue as it would fall 
under the legal non-conforming use Chapter of the Zoning Code and therefore would not 
be subject to abatement and there would be limits to any expansion.  He added that some 
modifications to the property would be acceptable. 
 

Commissioner Eaton asked as to the constraints that the Public Notice placed on the 
Planning Commission’s ability to change the zoning.  It was determined that the 
Commission is not limited to the zoning mentioned exclusively in the Public Notice and 
any recommendation that the Commission deems acceptable can be made to the City 
Council. 
 

In response to a question from Commissioner Eaton regarding noise impact.  It was noted 
by Mr. Campbell that the interior impact of traffic noise from West Coast Highway would 
be mitigated by a sound wall barrier and also by triple-paned windows meeting the 
minimum standards for residential properties.  
 

Mr. Watkins, representing The National Cat Protection Society, was satisfied with either 
Mixed Use-Vertical (MU-V), General Commercial (CG), or Visitor Serving Commercial 
(CV) as long as there was assurance from Mr. Campbell that there would be not any 
abatement.  Mr. Campbell reiterated there would be no abatement for a continuation of 
this use under the legal non-conforming use Chapter of the Zoning Code. 
 

T.K. Brimer, Owner of the Frog House, would like for his properties to continue business 
use as well as retain residential use.  He requested that his property be designated Mixed 
Use-Vertical (MU-V). 
 

Commissioner Hawkins asked regarding the Coastal Commission approvals, if Mr. Brimer 
and Mr. Watkins were prepared for the risk involved with the Mixed Use-Vertical (MU-V) 
before the Coastal Commission; the other alternative is Visitor Serving Commercial (CV) 
that would likely not pose a concern before the Coastal Commission.  In response, Mr. 
Brimer stated that he was prepared for that risk.  Mr. Watkins stated that whatever poses 
less risk before the Coastal Commission, and if it is Visitor Serving Commercial (CV), that 
is preferred. 
 

Commissioner Toerge clarified the differences of the three zoning options for Mr. Watkins 
and mentioned that if there was an intent to modify, then Mixed Use-Vertical (MU-V) or 
Visitor Serving Commercial (CV), would not allow present use and would be subject to 
restrictions; however, if there was no intent to modify the existing use then Mixed Use-
Vertical (MU-V) or General Commercial (CG) were viable options to consider.  As a 
result, Mr. Watkins stated that the preference was that of Mixed Use-Vertical (MU-V). 
 

Public comment period was opened. 
 

George Lesley, a resident of Newport Beach, asked how the noise impact would be 
mitigated for the residential part of the mixed-use development.  Commissioner Hawkins 
responded that the zone is currently residential and that the noise impact would be 
mitigated by insulation and triple-paned windows. 
 

Public comment period was closed. 
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Motion made by Commissioner Toerge and seconded by Commissioner Hawkins, to 
adopt a resolution recommending the City Council approve amendments to the Land Use 
Element of the General Plan, Coastal Land Use Plan and the Zoning Code to change the 
land use designations from Two-Unit Residential to Mixed-Use Vertical (MU-V)  for 
properties located at 6904, and 6908-6936 West Coast Highway (PA2010-182, and 
PA2011-014); and to Commercial General (CG) for the property located at 6480 West 
Coast Highway (PA2010-190) with the following modifications: 

• Addition of the following Finding to the Resolution: “The subject property at 6904 
West Coast Highway is occupied by a veterinary and animal boarding care facility 
which was established by benefit of Use Permit No. 353 in 1957 (Animal Hospital) 
and its subsequent amendments in 1973 and 1994 (established the current 
National Cat Protection Society use as a cat care and boarding facility), is a legal 
nonconforming use and any future changes are subject to the provisions of the 
Nonconforming Uses and Structures Chapter of the City of Newport Beach 
Municipal Code (currently codified as Chapter 20.38).” 

• In addition, the changes amending the Resolution and Exhibits reflecting the 
motion made. 

 

Motion carried with the following vote: 
Ayes: 
Noes: 

Eaton, Unsworth, Hawkins, McDaniel, Ameri, Toerge and Hillgren 
None  

* * * 
STAFF AND COMMISSIONER ITEMS 

Planning Director’s report: 
• City Council approved: 

o Use-Permit for Crow Burger 
o Santanella Terrace Amendment 

• City Council received and filed: 
o General Plan Progress Report 

• City Council adopted MOU to proceed with the Rhine Channel clean-up to 
begin in August. 

• A permanent Community Development Director will be selected in the coming 
weeks. 

• Malarky’s application has been appealed by Councilmember Hill and is to be 
heard at the April 26, 2011, City Council Meeting. 

• Councilmember Curry appealed Broadmoor set-back determination and will be 
heard at the May 10, 2011, City Council Meeting. 

• In-Lieu Parking, Review Authority for Alcohol related Minor Use Permits, and 
Appeal Fees recommendations will be before the City Council on a future 
agenda. 

ITEM NO. 4 

Planning Commission reports: ITEM NO. 5 

Announcements on matters that Commission members would like placed on a future 
agenda for discussion, action, or report.  - None 

ITEM NO. 6 

Requests for excused absences – Commissioner Toerge and Commissioner Ameri 
requested to be excused from the April 21, 2011 Planning Commission Meeting. 

ITEM NO. 7 

ADJOURNMENT:      8:04 p.m. 
MICHAEL TOERGE, SECRETARY 
CITY OF NEWPORT BEACH PLANNING COMMISSION 



SUBJECT:

CITY OF NEWPORT BEACH
PLANNING COMMISSION
2011 Hearing
Agenda Item No.

Gina's Pizza Minor Use Permit - (PA2011-006)
3142 Balboa Boulevard
• Minor Use Permit No. UP2011-002

APPLICANT: Andrew Costa

PLANNER: Melinda Whelan, Assistant Planner
(949) 644-3221, mwhelan@newportbeachca.gov

PROJECT SUMMARY

A minor use permit to allow a food service, eating and drinking establishment with no
late hours, an outdoor dining area, and a Type 41 (On Sale Beer and Wine, Eating
Place) Alcoholic Beverage Control (ABC) license.

RECOMMENDATION

1) Conduct a public hearing; and

2) Adopt Resolution No. __ approving Minor Use Permit No. UP2011-002 subject to
the findings and conditions in the attached Draft Resolution (Attachment No. PC 1).

INTRODUCTION

Project Setting

The subject property is bounded by Newport Boulevard, Balboa Boulevard, 30th Street,
and 32" Street. The area in the vicinity of the project site is developed with residential
uses across 32"d Street and Balboa Boulevard.

The shopping center is currently closed for renovation and will reopen this summer as
'The Landing". Gina's Pizza would occupy space provided as a part of the 2,515
square-foot addition along the western wing of the existing retail shops with the closest
access from Balboa Boulevard. Access to the existing shopping center is obtained
through driveways along 32"d Street, Newport Boulevard and Balboa Boulevard. The
area of the subject property is 163,786 square feet (approximately 3.76 acres).
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Background

The renovation of the existing shopping center was approved through Use Permit Nos.
UP2009-037, UP2010-002, and Parcel Map No. NP2009-013 (PA2010-153) in February
of 2010. Included in the approval was a waiver of five required off-street parking spaces
through the approval of a parking management program. An additional parking waiver
for three parking spaces was approved in December 2010.

Two new food service, eating and drinking establishments were approved within the
shopping center for Chipotle Mexican Grill at 3101 Newport Boulevard through Use
Permit No. UP201 0-015 and Outdoor Dining Permit No. 002010-004 (under the expired
Zoning Code); and Crow Burger at 3107 Newport Boulevard through Minor Use Permit
No. UP2010-036 which, also includes outdoor dining.

Project Description

The applicant requests approval of a minor use permit to allow a food service, eating
and drinking establishment with no late hours, an outdoor dining area and a Type 41
(On Sale Beer and Wine, Eating Place) Alcoholic Beverage Control (ABC) license. The
gross floor area of the establishment is 2,083 square feet and the interior net public
area will be 816.11 square feet with a maximum of 50 seats. A proposed 458-square
foot outdoor dining area will be partially covered with a maximum 22 seats, and a fire
pit. The requested hours of operation of the restaurant are 7:00 a.m. to 10:00 p.m.,
Sunday through Thursday; 7:00 a.m. to 11 :00 p.m. Friday and Saturday; and 7:00 a.m.
and 10:00 p.m., daily for the outdoor dining area.

Per the Zoning Code, the review authority for minor use permits for food service, eating
and drinking establishments with no late hours is the Zoning Administrator. However,
per Zoning Code Section 20.62.040 the Zoning Administrator elected to refer this
application to the Planning Commission for consideration and final decision, due to recent
hearings and discussions regarding the shopping center. Please see the memorandum
from the Zoning Administrator found in Attachment No. PC 2.

DISCUSSION

General Plan/Coastal Land Use Plan/Zoning

The Zoning District is Commercial Neighborhood (CN) for the subject property. The
General Plan and Local Coastal Program Coastal Land Use designation is Neighborhood
Commercial (CN). The CN land use category is intended to provide for a range of retail
and service uses developed in one or more distinct centers oriented to primarily serve
the needs of and maintain compatibility with residential uses in the immediate area. The
proposed eating and drinking establishment is consistent with this land use category.
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Outdoor Dining

The proposed establishment includes a 458-square-foot outdoor dining area that
accommodates 22 seats. The outdoor dining area is located westerly of the interior
dining within a triangular area adjacent the rear property line of the existing Gallo's
sandwich shop. At its closest point the area is approximately 18 feet from the residential
property to the south. The interior of the establishment will open to the outdoor dining
area through a single door. A 36-inch-tall railing, which is compliant with ABC licensing
requirements, will provide a barrier from the adjacent the shopping center walkway and
parking lot. The outdoor dining area will be partially covered by an open beam trellis
structure adjacent to a 6-foot-tall prefab stucco wall parallel to the property line shared
with Gallo's. The draft resolution includes a condition that requires the closure of the
door opening from the interior to the outdoor dining by 10:00 p.m. daily to minimize the
impacts of noise to the surrounding neighborhood.

Additionally, the design of the outdoor dining area will include a 3-foot-11-inch-high, Y.
inch-thick tempered glass extension attached to the trellis to overlap the existing 6-foot
wall providing a 9-foot-5-inch-tall combination barrier. This design is consistent with the
recommendation found in the Acoustical Report (Attachment No. PC 6) to reduce noise
levels to meet the requirements of Section 10.26 of the Municipal Code and mitigate
noise nuisance to the residential properties to the south. Also, consistent with the
recommendation in the Acoustical Report, the tempered glass will extend past the patio
service corridor toward the rear of the shopping center an additional 10 feet for a total
length of 50 feet.

Section 10.26.025 provides maximum allowable exterior noise levels. If the
measurement location is between two different zones the lower noise level standard
applicable to the noise zone shall apply. The subject property is within approximately 18
feet, at its closest point, to a residential property. Therefore, Noise Zone I for single, two
or multiple family residential which has a maximum exterior daytime (7:00 a.m. to 10:00
p.m.) noise level of 55 dBA applies unless the existing ambient noise level is higher as
indicated in the Acoustical Report. The ambient noise level from adjacent Balboa
Boulevard is 59.8 dBA.

The Acoustical Report concluded that with the 9-foot-5-inch-tall combination barrier the
normal voice conditions would be reduced to 44.1 dBA and the worst case condition (22
people speaking at once) would be reduced to 54.1 dBA. The worst is case is below the
55dBA and well below the ambient noise level from adjacent Balboa Boulevard.

The Police Department agrees that the closing hour of 10:00 p.m. for the outdoor dining
area and providing the combination barrier is sufficient to minimize the impact of noise
to the neighboring residential areas and reduce the impact that the alcohol license will
have on the community, police related activities, and calls for police services. As a
result, Planning Division staff believes this measure is sufficient to limit the potential
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impacts to the surrounding community and that the closing hour will effectively mitigate
the potential negative impacts of the proposed outdoor dining area.
Alcoholic Beverage Sales

The Police Department has prepared an Alcohol Related Statistics report (Attachment
No. PC 3) for the project site. The data from the Alcohol Related Statistics Report is
incorporated into the factors for consideration, provided below.

Factors to Consider

Section 20.48.030 (Alcohol Sales) requires the Planning Commission to consider certain
factors when making the required findings to approve the Use Permit. A discussion of
these factors in support of the Use Permit is provided below.

1. The crime rate in the reporting district and adjacent reporting districts as
compared to other areas in the City.

Reporting District Part One Crimes Part Two Crimes Part One Crimes
(Serious offenses) (All other offenses) Rate (per 100,000

people)
RD No. 15 343 242 11,506.43
RD No. 13 112 79 5,812.62
RD No. 16 167 107 6,003.49

Newport Beach 2,884 3,350 3,297.31

The establishment is located within Reporting District 15, which includes McFadden
Square, Cannery Village, and Lido Marina Village. The Part One Crimes Rate in
Reporting District 15 (RD 15) is higher than the Part One Crimes Rate for the City and
adjacent districts (For a map of the City of Newport Beach Reporting Districts, see
Attachment No. PC 4). The crime rate in this reporting district is 484 percent above the
City wide reporting district average. The higher crime rate within this reporting district is
largely due to the combination of the number of visitors to the Balboa Peninsula, the
high concentration of alcohol licenses, and high ratio of non-residential to residential
uses in the area. While the proposed establishment is located in an area which has a
higher than average concentration of alcohol licenses, staff feels it is appropriate to
allow the sale of alcohol with the proposed eating and drinking establishment because
the of the type of food service with no late hours and that the renovated shopping center
has been designed to accommodate eating and drinking establishments. Additionally,
alcohol related calls for service have not been an issue in the past for the existing
shopping center and the Police Department is not concerned with the approval of this
operation as conditioned including the additional alcohol license.

2. The numbers of alcohol-related calls for service, crimes, or arrests in the reporting
district and the adjacent reporting districts.
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Reporting District DUl/Drunk Arrests Total Arrests Calls for Service
RD No. 15 361 796 6,663
RD No. 13 39 161 2,554
RD No. 16 110 323 3,261

Newport Beach 1,270 3,595 62,294

RD 15 has a higher number of DUl/Drunk Arrests, Total Arrests, and Calls for service
recorded in 2009 compared to the adjacent reporting districts. The existing Gina's Pizza
location in Corona Del Mar received no notable police related activity in the past year.
Prior to renovation, the shopping center did not accommodate any uses which
possessed ABC licenses allowing alcohol sales for on-site consumption. The existing
shopping center had not been subject to a significant number of alcohol related calls for
service in the past and the renovated shopping center has been designed to
accommodate eating and drinking establishments. The Police Department does not
have a concern with the proposed operation with recommended conditions and staff
believes that the additional license is not expected to exacerbate calls for service.

3. The proximity of the establishment to residential zoning districts, day care centers,
hospitals, park and recreation facilities, places of worship, schools, other similar
uses, and any uses that attract minors.

The proposed outdoor dining area is approximately 18 feet, at its closest point, to a
residential property to the south. The draft resolution has been conditioned to require
the closure of the door opening from the interior to the outdoor dining area by 10:00
p.m. daily to minimize the impacts of noise to the surrounding neighborhood.
Additionally, the design of the outdoor dining area will include a 9-foot-5-inch-tall
combination prefab stucco and tempered glass barrier. This combination barrier is
designed reduce noise levels to meet the requirements of Section 10.26 of the
Municipal Code and mitigate noise nuisance to the residential properties to the south.
The nearest recreational facility, the 32"d Street Beach, is located approximately 600
feet to the west of the subject property. The nearest church, St. James Anglican
Church, is located approximately 1,300 feet to the northeast of the subject property. The
project site is not located in close proximity to a daycare center or school. The proposed
use is also surrounded by other commercial uses including several other eating and
drinking establishments.

The Balboa Peninsula in general is characterized by a high number of visitors in which
commercial and residential zoning districts are located in close proximity to one another.
The draft resolution has been conditioned to minimize negative impacts that the
proposed eating and drinking establishment may have to surrounding land uses and
ensure that the use remains compatible with the surrounding community.

4. The proximity of the other establishments selling alcoholic beverages for either off
site or on-site consumption.
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The location of the proposed establishment is in close proximity to several
establishments with alcohol licenses including Chipotle, Crow Burger, Malarky's Irish
Pub, Rudy's, Ho Sum Bistro, and Pavilions. The Police Department has prepared an
Alcohol Related Statistics report for the project site that indicates an over concentration
of alcohol licenses within this statistical area.

Reportina District Active ABC License Per Capita
RD No. 15 79 1 oer 38 residents
RD No. 13 6 1 oer 321 residents
RD No. 16 6 1 oer 464 residents

Countv-wide 5,589 1 oer 542 residents

The per capita ratio of 1 license for every 38 residents is higher than the adjacent
districts and the average ratio for Orange County. This is due to the higher
concentration of commercial land uses and low number of residential properties (For a
map of the City of Newport Beach Reporting Districts, see Attachment No. PC 4).
Despite a higher than average concentration, this additional license is not expected to
be detrimental because the small size of the establishment and the limited hours of
operation.

5. Whether or not the proposed amendment will resolve any current objectionable
conditions.

The Zoning District for the subject property specifies that the designated land use is
intended to serve both residents and visitors. The shopping center and its close proximity
to the beach and other commercial districts create a neighborhood focal point for both
residents and visitors to stop and eat as they visit the Balboa Peninsula. Adding beer and
wine to the menu will compliment the food service and will be provided for the
convenience of customers. The draft resolution has been conditioned to limit
objectionable conditions due to noise and trash at the subject establishment. The Police
Department has no objections to the operation as proposed principally given the
proposed hours of operation, license type, and overall size of the use.

The Police Department has reviewed the concentration and crime statistics and the
potential impact of the proposed application on crime and police services and
recommends approval of the establishment with a Type 41 ABC license with a closing
hour of 10:00 p.m. Sunday through Thursday; 11 :00 p.m. Friday and Saturday; and
10:00 p.m. daily for the outdoor dining area. This closing time will avoid increased crime
and minimize the demand on police services in this area.

The Type 41 alcohol license and limited hours of operation effectively eliminate the
conversion of the establishment into a late hour bar or tavern. The Police Department
has provided recommended conditions of approval related to design and security of the
establishment. In addition, all employees serving alcohol will be required to receive
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ABC-required Licensee Education on Alcohol and Drugs (LEAD) training. Refer to
Attachment No. PC 5 for a copy of the Police Department Recommendation.

Parking

The approved parking management plan requires that the shopping center be parked at
a rate of one space per 200 square feet of gross floor area and allows for eating and
drinking establishments to occupy a maximum 15 percent of the gross floor area. Gina's
Pizza is the third eating and drinking establishment to request authorization within the
shopping center under renovation, and it falls within the 15 percent allotted for eating
and drinking establishments. The proposed project combined with previously permitted
eating and drinking establishments accounts for 87 percent (6,224 square feet) of the
gross floor area allotted fOl' eating and drinking establishments.

Staff has prepared a table to track restaurants within the shopping center to ensure that
uses do not exceed allowed limits and to ensure compliance with the parking
requirements of the approved parking management plan (Attachment No. PC 6).

REQUIRED FINDINGS

Use Permit Findings

In accordance with Section 20.52.020 F, the Planning Commission must make the
following findings for approval:

1. The use is consistent with the General Plan and any applicable specific plan.

2. The use is allowed within the applicable zoning district and complies with all other
applicable provisions of this Zoning Code and the Municipal Code.

3. The design, location, size, and operating characteristics of the use are compatible
with the allowed uses in the vicinity.

4. The site is physically suitable in terms of design, location, shape, size, operating
characteristics, and the provision of public and emergency vehicle (e.g., fire and
medical) access and public services and utilities.

5. Operation of the use at the location proposed would not be detrimental to the
harmonious and orderly growth of the City, or endanger, jeopardize, or otherwise
constitute a hazard to the public convenience, health, interest, a safety, or general
welfare of persons residing or working in the neighborhood of the proposed use.

Additionally, In accordance with Section 20.48.030 (Alcohol Sales) of the Newport Beach
Municipal Code, the following finding for a use permit is set forth:
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1. The use is consistent with the purpose and intent of Section 20.48.030 (Alcohol
Sales of the Zoning Code.

In summary, staff believes the findings for approval can be made and the facts in support
of the required findings are presented in the draft resolution (Attachment No. PC 1). The
proposed use is consistent with the General Plan, Local Coastal Program Coastal Land
Use Plan, and Zoning Code. Adequate parking is provided for the project site within the
parking pool provided for the shopping center. The hours of operation are compatible with
uses in the area and the 10:00 p.m. closing hour Sunday through Thursday, 11 :00 p.m.
closing hour Friday and Saturday, and 10:00 p.m. closing hour daily for the outdoor dining
area will ensure the establishment does not operate as a late hour bar or lounge. Beer and
wine will be provided as a convenience to the public, and operational conditions of
approval recommended by the Police Department have been included to ensure the
restaurant is compatible with the surrounding neighborhood. The 9-foot-5-inch-tall
combination barrier will reduce anticipated noise levels to meet the requirements of
Section 10.26 of the Municipal Code and mitigate noise nuisance to the residential
properties to the south.

Alternatives

If the Planning Commission does not believe the findings for approval can be made, the
Planning Commission may deny the subject application. In addition, the Planning
Commission may approve a modified project or modify conditions of approval to
address areas of concern.

Environmental Review

The project is categorically exempt under Section 15303, of the California
Environmental Quality Act (CEQA) Guidelines - Class 3 (New Construction or
Conversion of Small Structures). The Class 3 exemption includes a store, motel, office,
restaurant, or similar structure not involving significant amounts of hazardous
substances, and not exceeding 2,500 square feet in floor area.

The proposed project involves the establishment of a restaurant in an existing tenant
space. The proposed use is less than 2,500 square feet. Therefore, the use qualifies for
a categorical exemption under Class 3.

Public Notice

Notice of this hearing was published in the Daily Pilot, mailed to property owners within
300 feet of the property and posted at the site a minimum of 10 days in advance of this
hearing consistent with the Municipal Code. Additionally, the item appeared upon the
agenda for this meeting, which was posted at City Hall and on the City website.
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Attachment No. PC 1
Draft Resolution and Conditions



RESOLUTION NO. ####

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF NEWPORT BEACH APPROVING MINOR USE PERMIT
NO. UP2011-002 FOR A FOOD SERVICE, EATING AND
DRINKING ESTABLISHMENT WITH NO LATE HOURS,
OUTDOOR DINING, AND A TYPE 41 (ON SALE BEER AND
WINE, EATING PLACE) ALCOHOLIC BEVERAGE CONTROL
(ABC) LICENSE LOCATED AT 3142 BALBOA BOULEVARD
(PA2011-006).

THE PLANNING COMMISSION OF THE CITY OF NEWPORT BEACH HEREBY FINDS AS
FOLLOWS:

SECTION 1. STATEMENT OF FACTS.

1. An application was filed by Andrew Costa, with respect to property located at 3142
Balboa Boulevard, and legally described as Lots E, F, and H on Parcel Map, as per map
filed in book 32, page 41 of Parcel Maps, in the office of the County Recorder in the
County of Orange, together with that portion of Lake Avenue shown as Parcel "G" on
said Parcel Map, vacated and abandoned by Resolution No. 1012 of the City Council of
Newport Beach, recorded May 15, 1981 as Instrument No. 40308 in book 14079, page
939 of official records in the office of said County Recorder, also together with a portion
of Section 28, Township 6 south, range 10 west, San Bernardino Meridian, as per Parcel
Nos. 1, 2, and 3 of the official plat filed in the district land office August 4, 1980
requesting approval of a minor use permit.

2. The applicant proposes a food service, eating and drinking establishment with no late
hours, outdoor dining and a Type 41 (On Sale Beer and Wine, Eating Place) Alcoholic
Beverage Control (ABC) license. The gross floor area of the establishment is 2,083
square feet, the interior net public area will be 816 square feet, and the outdoor dining
area will be 458 square feet. The establishment will provide a maximum of 50 interior
seats and 22 exterior seats. The hours of operation are from 7:00 a.m. to 10:00 p.m.,
Sunday through Thursday and 7:00 a.m. to 11 :00 p.m. Friday and Saturday, for the
interior of the establishment; from 7:00 a.m. to 10:00 p.m., daily, for the outdoor dining
area.

3. The subject property is located within the Commercial Neighborhood (CN) zoning district
and the General Plan Land Use Element category is Neighborhood Commercial (CN).

4. The subject property is located within the coastal zone. The Coastal Land Use Plan
category is Neighborhood Commercial (CN).

5. Per a memorandum from the Zoning Administrator dated March 31, 2011, pursuant to
Zoning Code Section 20.62.040 the Zoning Administrator elected to refer this application
to the Planning Commission for consideration and final decision.
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6. A public hearing was held on April 21, 2011, in the City Hall Council Chambers, 3300
Newport Boulevard, Newport Beach, California. A notice of time, place and purpose of
the meeting was given in accordance with the Newport Beach Municipal Code.
Evidence, both written and oral, was presented to, and considered by, the Planning
Commission at this meeting.

SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION.

1. This project has been determined to be categorically exempt under the requirements of
the California Environmental Quality Act under Class 3, (New Construction or Conversion
of Small Structures).

2. The Class 3 exemption includes a store, motel, office, restaurant or similar structure not
involving significant amounts of hazardous substances, and not exceeding 2,500 square
feet in floor area. This exemption also includes accessory (appurtenant) structures
including garages, carports, patios, swimming pools, and fences. The proposed project
involves the establishment of a restaurant in an existing retail tenant space and the
construction of a new outdoor patio. The proposed use is less than 2,500 square feet.
Therefore, proposed use and outdoor patio qualifies for a categorical exemption under
Class 3.

SECTION 3. REQUIRED FINDINGS.

In accordance with Section 20.48.030 of the Newport Beach Municipal Code, the following
findings and facts in support of such findings are set forth:

Finding:

A. The use is consistent with the purpose and intent of Section 20.48.030 (Alcohol Sales
of the Zoning Code.

Facts in Support of Finding:

A-i. The project has been reviewed and conditioned to ensure that the purpose and intent
of Section 20.48.030 (Alcohol Sales) of the Zoning Code is maintained and that a
healthy environment for residents and businesses is preserved. The service of beer
and wine is intended for the convenience of customers dining at the restaurant.
Operational conditions of approval recommended by the Police Department relative to
the sale of alcoholic beverages will ensure compatibility with the surrounding uses and
minimize alcohol related impacts.

In accordance with Section 20.52.020.F of the Newport Beach Municipal Code, the following
findings and facts in support of the findings for a use permit are set forth:

Finding:

B. The use is consistent with the General Plan and any applicable specific plan;
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Facts in Support of Finding:

B-1. The General Plan land use designation for this site is CN (Neighborhood Commercial).
The CN designation is intended to provide for a limited range of retail and service uses
developed in one or more distinct centers oriented to serve the needs of and maintain
compatibility with residential uses in the immediate area. An eating and drinking
establishment with alcohol sales and accessory outdoor dining is a consistent use
within this land use designation. Restaurant uses can be expected to be found in this
area and similar locations and are complementary to the surrounding commercial and
residential uses.

B-2. Eating and drinking establishments are common in the vicinity along the Balboa
Peninsula and are frequented by visitors and residents alike. The establishment is
similar to previous and currently approved uses within the shopping center and with no
late hours the food service with outdoor dining is compatible with the land uses
permitted within the surrounding neighborhood. The new establishment will improve
and revitalize the existing retail building and the surrounding neighborhood.

B-3. The subject property is not part of a specific plan area.

Finding:

C. The use is allowed within the applicable zoning district and complies with all other
applicable provisions of this Zoning Code and the Municipal Code;

Facts in Support of Finding:

C-1. The site is located in the CN (Commercial Neighborhood) Zoning District. The CN
zoning district is intended to provide for areas appropriate for a limited range of retail
and service uses developed in one or more distinct centers oriented to serve primarily
the needs of and maintain compatibility with residential uses in the immediate area.
The proposed food service, eating and drinking establishment with an outdoor dining
area and beer and wine alcohol service is consistent with land uses permitted by the
CN Zoning District and meets all applicable use and development standards of the
Zoning Code.

Finding:

D. The design, location, size, and operating characteristics of the use are compatible with
the allowed uses in the vicinity;

Facts in Support of Finding:

0-1. The operation of the restaurant will be restricted to the hours between 7:00 a.m. to
10:00 p.m., Sunday through Thursday, and 7:00 a.m. to 11:00 p.m. Friday and
Saturday. The operation of the outdoor dining area will be restricted to the hours
between 7:00 a.m. and 10:00 p.m., daily.
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0-2. The approved plans as conditioned provide a 9-foot-5-inch-tall combination barrier
using a 3-foot-11-inch-high, Y<-inch-thick tempered glass extension attached to the
trellis to overlap the existing 6-foot-tall wall consistent with the recommendation found
in the Acoustical Report. This combination barrier will reduce noise levels to meet the
requirements of Section 10.26 of the Municipal Code and mitigate noise nuisance to
the residential properties to the south. Also, consistent with the recommendation in
the Acoustical Report, the tempered glass will extend past the patio exit corridor 10
feet for a total length of 50 feet. The use permit has been conditioned to provide this
combination barrier as approved by the acoustical engineer and provided on the
approved plans dated April 5, 2011. The use permit has also been conditioned to
require the door opening from the interior to the outdoor dining area be closed at
10:00 p.m. The applicant is also required to control trash and litter around the subject
property. These conditions will ensure that the establishment will comply with exterior
noise standards and shield the restaurant activity from the residential uses to the
south.

0-3. The operational conditions of approval recommended by the Police Department
relative to the sale of alcoholic beverages will ensure compatibility with the
surrounding uses and minimize alcohol related impacts. The project has been
conditioned to ensure the welfare of the surrounding community so that the business
remains a restaurant and does not become a bar or tavern. The project has been
conditioned so that no dancing or live entertainment will be permitted on the
premises.

0-4. The applicant is required to install a grease interceptor, obtain Health Department
approval prior to opening for business, and comply with the California Building Code
to ensure the safety and welfare of customers and employees within the
establishment.

Finding

E. The site is physically suitable in terms of design, location, shape, size, operating
characteristics, and the provision of public and emergency vehicle (e.g., fire and
medical) access and public services and utilities; and

Facts in Support of Finding

E-1. The project site is located within the addition to the remodeled existing retail building
as part of the shopping center renovation. The renovated center is designed to provide
up to 15 percent of the total building area for eating and drinking establishments.
Sufficient parking is provided consistent with the parking management plan for the
shopping center to meet the intensity of the eating and drinking establishment use.
The limited hours of operation and the noise mitigation provided by the combination
barrier adjacent the outdoor dining area ensure that the operating characteristics are
physically suitable for the neighborhood.
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E-2. Adequate public and emergency vehicle access, public services, and utilities are
provided within the renovated shopping center.

E-3. The tenant improvements to the project site will comply with all Building, Public Works,
and Fire Codes. All ordinances of the City and all conditions of approval will be
complied with.

Finding

F. Operation of the use at the location proposed would not be detrimental to the harmonious
and orderly growth of the City, or endanger, jeopardize, or otherwise constitute a hazard
to the public convenience, health, interest, a safety, or general welfare of persons
residing or working in the neighborhood of the proposed use.

Facts in Support of Finding

F-1. The project has been reviewed and includes conditions of approval to ensure that
potential conflicts with the surrounding land uses are minimized to the greatest extent
possible. The operator is required to take reasonable steps to discourage and correct
objectionable conditions that constitute a nuisance in parking areas, sidewalks and areas
surrounding the subject property and adjacent properties during business hours, if
directly related to the patrons of the establishment. The outdoor dining area and door
opening from the interior to this area must be closed by 10:00 p.m. to limit the exterior
noise to the surrounding residents. Additionally, the 9-foot-5-inch-tall combination barrier
will be provided to ensure noise levels comply with Title 10 of the Municipal Code.

F-2. Gina's Pizza is the third eating and drinking establishment to request authorization within
the shopping center under renovation, and it falls within the 15 percent allotted for eating
and drinking establishments with the approved parking management plan therefore,
adequate parking will be provided.

SECTION 4. DECISION.

NOW, THEREFORE, BE IT RESOLVED:

1. The Planning Commission of the City of Newport Beach hereby approves Use Permit
No. UP2011-002, subject to the conditions set forth in Exhibit A, which is attached hereto
and incorporated by reference.

2. This action shall become final and effective fourteen days after the adoption of this
Resolution unless within such time an appeal is filed with the City Clerk in accordance
with the provisions of Title 20 Planning and Zoning, of the Newport Beach Municipal
Code.
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PASSED, APPROVED AND ADOPTED THIS 21 st DAY OF April, 2011.

AYES:

NOES:

ABSTAIN:

ABSENT:

Earl McDaniel, Chairman
BY:--=--,-:..,----:::--..,----:----=-=-----

Michael Toerge, Secretary
BY:-:-:-;--:---;-:=---::::-------:--
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EXHIBIT "A"

CONDITIONS OF APPROVAL
Project Specific Conditions in Italics

PLANNING

1. The development shall be in substantial conformance with the approved site plan, floor
plans and building elevations stamped and dated April 5, 2011. (Except as modified by
applicable conditions of approval.)

2. The project is subject to all applicable City ordinances, policies, and standards, unless
specifically waived or modified by the conditions of approval.

3. The applicant shall comply with all federal, state, and local laws. Material violation of any
of those laws in connection with the use may be cause for revocation of this Use Permit.

4. This approval was based on the particulars of the individual case and does not in and of
itself or in combination with other approvals in the vicinity or Citywide constitute a
precedent for future approvals or decisions.

5. This Use Permit may be modified or revoked by the City Councilor Planning Commission
should they determine that the proposed uses or conditions under which it is being
operated or maintained is detrimental to the public health, welfare or materially injurious
to property or improvements in the vicinity or if the property is operated or maintained so
as to constitute a public nuisance.

6. Any change in operational characteristics, hours of operation, expansion in area, or other
modification to the approved plans, shall require an amendment to this Use Permit or the
processing of a new Use Permit.

7. All proposed signs shall be in conformance with the approved Comprehensive Sign
Program for the project site and provisions of Chapter 20.42 of the Newport Beach
Municipal Code.

8. Use Permit No. 2011-003 shall expire unless exercised within 24 months from the date of
approval as specified in Section 20.54.060 of the Newport Beach Municipal Code, unless
an extension is otherwise granted.

9. Prior to the issuance of building permits, Fair Share Traffic Fees shall be paid for the
outdoor dining area in excess of 25 percent of the interior net public area in accordance
with Chapter 15.38 of the Newport Beach Municipal Code.

10. A copy of this approval letter shall be incorporated into the Building Division and field sets
of plans prior to issuance of the building permits.

11. The hours of operation for the interior of the eating and drinking establishment are limited
from 7:00 a.m. to 10:00 p.m., Sunday through Thursday; and 7:00 a.m. to 11:00 p.m.,
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Friday and Saturday. The hours of operation for the outdoor dining area are limited from
7:00 a.m. to 10:00 p.m., daily. All activities within the outdoor dining area, including
cleanup activities, shall cease at the specified closing hour and no later.

12. The door from the interior to the outdoor dining area shall be closed by 10:00 p.m., daily,
to limit the impact of interior noise to residents in the vicinity.

13. The 9-foot-5-inch-tall combination barrier shall be provided adjacent the outdoor dining
area consistent with the Acoustical Report and the approved set of plans dated April 5,
2011. The combination barrier shall include a 3-foot-11-inch-high, X-inch-thick tempered
glass extension attached to the trellis to overlap the existing 6-foot-tall property line wall
providing a 9-foot-5-inch-tall combination barrier. Also, consistent with the
recommendation in the Acoustical Report, the tempered glass will extend past the patio
exit corridor 10 feet for a total length of 50 feet. This combination barrier is intended to
reduce noise levels to meet the requirements of Section 10.26 of the Municipal Code
therefore; the outdoor dining area is not permitted to operate without this barrier.

14. Live entertainment and dancing shall be prohibited as a part of the regular operation.

15. A covered wash-out area for refuse containers and kitchen equipment, with minimum
useable area dimensions of 36-inches wide, 36-inches deep and 72-inches high, shall be
provided, and the area shall drain directly into the sewer system, unless otherwise
approved by the Building Director and Public Works Director in conjunction with the
approval of an alternate drainage plan.

16. A grease interceptor shall be proVided for the restaurant facility in accordance with the
provisions of the California Plumbing Code.

17. The outdoor dining floor area in excess of the 25 percent allowance will be deducted
from the 15 percent of gross floor area limitation for eating and drinking establishment
uses within the Landing Shopping Center.

18. The accessory outdoor dining shall be used only in conjunction with the related adjacent
establishment.

19. The outdoor dining area shall be limited to 458 square feet in area and provide seating
for twenty two persons maximum.

20. The seating and dining in the outdoor area shall be limited to dining table height
(approximately 30 inches) and table surface area of 24 inches by 30 inches minimum.
The use of elevated counters, tables, and barstools are prohibited in the outdoor dining
area.

21. The interior dining area shall be limited to a maximum net public area of 817 square feet
and provide seating for fifty persons maximum.
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22. Prior to issuance of building permits, plans for the outdoor dining area shall be reviewed
and approved by the Planning Division. Final material, height, and location of the fence
barrier, 9-foot-5-inch-tall combination barrier and trellis shall be subject to approval by the
Building and Planning Division staff.

23. The boundary of the accessory outdoor dining area shall be marked through the use of a
36-inch-high rail as shown on the approved plans. The 9-foot-5-inch-tall combination
barrier is for noise mitigation and fences, walls, or similar structures such as the trellis
shall serve only to define the outdoor dining area and not constitute a permanent all
weather enclosure.

24. No form of advertisement shall be placed on an awning, umbrella or elsewhere in the
outdoor dining area. The outdoor dining area, including any trellis or umbrella, shall be
maintained in a clean orderly condition at all times.

25. The installation of roof coverings in addition to the proposed trellis shall not have the
effect of creating a permanent enclosure. The use of umbrellas for shade purposes shall
be permitted. The use of any other type of overhead covering shall be subject to review
and approval by the Planning Director and may require an amendment to this permit.

26. There shall be no exterior advertising or signs of any kind or type, including advertising
directed to the exterior from within, promoting or indicating the availability of alcoholic
beverages. Interior displays of alcoholic beverages or signs which are clearly visible to
the exterior shall constitute a violation of this condition.

27. The type of alcoholic beverage license issued by the California Board of Alcoholic
Beverage Control shall be a Type 41 in conjunction with the service of food as the
principal use of the facility.

28. All owners, managers and employees selling alcoholic beverages shall undergo and
successfully complete a certified training program in responsible methods and skills for
selling alcoholic beverages. The certified program must meet the standards of the
California Coordinating Council on Responsible Beverage Service or other
certifying/licensing body, which the State may designate. The establishment shall comply
with the requirements of this section within 180 days of the issuance of the certificate of
occupancy. Records of each owner's, manager's and employee's successful completion
of the required certified training program shall be maintained on the premises and shall
be presented upon request by a representative of the City of Newport Beach.

29. This approval does not permit the premises to operate as a bar, tavern, cocktail lounge,
or nightclub as defined by the Newport Beach Municipal Code.

30. No alcoholic beverages shall be consumed on any property adjacent to the licensed
premises under the control of the licensee.
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31. No "happy hour" type of reduced price alcoholic beverage promotion shall be allowed
except when offered in conjunction with food ordered from the full service menu. There
shall be no reduced price alcoholic beverage promotion after 9:00 p.m.

32. The petitioner shall not share any profits or pay any percentage or commission to a
promoter or any other person based up on monies collected as a door charge, cover
charge, or any other form of admission charge, including minimum drink orders or the
sale of drinks.

33. The quarterly gross sales of alcoholic beverages shall not exceed the gross sales of food
during the same period. The licensee shall at all times maintain records, which reflect
separately the gross sales of food and the gross sales of alcoholic beverages of the
licensed business. These records shall be kept no less frequently than on a quarterly
basis and shall be made available to the Police Department on command.

34. There shall be no on-site radio television, video, film, or other electronic or media
broadcasts, including recordings to be broadcasted at a later time, which include the
service of alcoholic beverages, without first obtaining an approved special event permit
issued by the City of Newport Beach.

35. No games or contests requiring or involving the consumption of alcoholic beverages shall
be permitted.

36. Food service from the regular menu must be available to patrons up to thirty (30) minutes
before the scheduled closing time.

37. Strict adherence to maximum occupancy limits is required.

38. A Special Events Permit is required for any event or promotional activity outside the
normal operational characteristics of the approved use, as conditioned, or that would
attract large crowds, involve the sale of alcoholic beverages, include any form of on-site
media broadcast, or any other activities as specified in the Newport Beach Municipal
Code to require such permits.

39. Any event or activity staged by an outside promoter or entity, where the applicant,
operator, owner or his employees or representatives share in any profits, or pay any
percentage or commission to a promoter or any other person based upon money
collected as a door charge, cover charge or any other form of admission charge is
prohibited.

40. The proprietor shall actively control any noise generated by the patrons of the facility.

41. The site shall not be excessively illuminated based on the luminance
recommendations of the Illuminating Engineering Society of North America, or, if in the
opinion of the Planning Director, the illumination creates an unacceptable negative
impact on surrounding land uses or environmental resources. The Planning Director
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may order the dimming of light sources or other remediation upon finding that the site
is excessively illuminated.

42. The operator of the facility shall be responsible for the control of noise generated on
the subject facility. Pre-recorded music may be played in the tenant space, provided
exterior noise levels outlined below are not exceeded. All noise generated by the
proposed use shall comply with the provisions of Chapter 10.26 and other applicable
noise control requirements of the Newport Beach Municipal Code. The maximum
noise shall be limited to no more than depicted below for the specified time periods
unless the ambient noise level is higher:

Between the hours of 7:00 a.m. Between the hours of
and 10:00 r .m. 10:00o.m. and 7:00 a.m.

Location Interior Exterior Interior Exterior

Residential Property 45dBA 55dBA 40dBA 50dBA
Residential Property located within 45dBA 60dBA 45dBA 50dBA
100 feet of a commercial orooertv
Mixed Use Property 45dBA 60dBA 45dBA 50dBA

Commercial Property N/A 65dBA N/A 60dBA

43. Prior to the issuance of a building permit, the applicant shall pay any unpaid
administrative costs associated with the processing of this application to the Planning
Division.

44. Should the property be sold or otherwise come under different ownership, any future
owners or assignees shall be notified of the conditions of this approval by either the
current business owner, property owner or the leasing agent.

45. Construction activities shall comply with Section 10.28.040 of the Newport Beach
Municipal Code, which restricts hours of noise-generating construction activities that
produce noise to between the hours of 7:00 a.m. and 6:30 p.m., Monday through
Friday and 8:00 a.m. and 6:00 p.m. on Saturday. Noise-generating construction
activities are not allowed on Sundays or Holidays.

46. No amplified music, outside paging system, loudspeaker, televisions or other noise
generating device are permitted in conjunction with the outdoor dining area.

47. No outside paging system shall be utilized in conjunction with this establishment.

48. No temporary "sandwich" signs or similar temporary signs shall be permitted, either on
site or off-site, to advertise the restaurant.

49. Temporary signs shall be prohibited in the public right-of-way unless otherwise approved
by the Public Works Department in conjunction with the issuance of an encroachment
permit or encroachment agreement.

50. All trash shall be stored within the building or within dumpsters stored in the trash
enclosure found to the rear of the west shops within in the rear parking lot. The trash
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enclosure shall be screened with three walls and a self-latching gate or otherwise be
screened from view of neighboring properties, except when placed for pick-up by
refuse collection agencies. The trash enclosure shall have a decorative solid roof for
aesthetic and screening purposes. The trash dumpsters shall have a top, which shall
remain closed at all limes, except when being loaded or while being collected by the
refuse collection agency.

51. Trash receptacles for patrons shall be conveniently located both inside and outside of
the establishment, however, not located on or within any public property or right-of
way.

52. The exterior of the business shall be maintained free of litter and graffiti at all times. The
owner or operator shall provide for daily removal of trash, litter debris and graffiti from the
premises and on all abutting sidewalks within 20 feet of the premises.

53. The applicant shall ensure that the trash dumpsters and/or receptacles are maintained
to control odors. This may include the provision of either fully self-contained dumpsters
or periodic steam cleaning of the dumpsters, if deemed necessary by the Planning
Division. Cleaning and maintenance of trash dumpsters shall be done in compliance
with the provisions of Title 14, including all future amendments (including Water
Quality related requirements).

54. Deliveries and refuse collection for the facility shall be prohibited between the hours of
10:00 p.m. and 8:00 a.m., daily, unless otherwise approved by the Planning Director,
and may require an amendment to this Use Permit.

55. Storage outside of the building in the front or at the rear of the property shall be
prohibited, with the exception of the required trash container enclosure.

56. Trash receptacles for patrons shall be conveniently located both inside and outside of the
establishment, however, not located on or within any public property or right-of-way.

57. All mechanical equipment shall be screened from public view per Section 20.30.020 of
the Zoning Code.

58. Prior to final of the building permits, the applicant shall prepare and submit a practical
program for controlling litter, spills, and stains resulting from the use on the site and
adjacent areas to the Planning Division for review. The building permit shall not be
finaled and use cannot be implemented until that program is approved. The program
shall include a detailed time frame for the policing and cleanup of the public sidewalk and
right-of-way in front of the subject property as well as the adjacent public right-of-way (25
feet north and south of the subject property) not just in front of the subject tenant space.
Failure to comply with that program shall be considered a violation of the use permit and
shall be subject to administrative remedy in accordance with Chapter 1.05 of the Newport
Beach Municipal Code that includes issuance of a citation of violation and monetary
fines.
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59. To the fullest extent permitted by law, applicant shall indemnify, defend and hold
harmless City, its City Council, its boards and commissions, officials, officers, employees,
and agents from and against any and all claims, demands, obligations, damages,
actions, causes of action, suits, losses, judgments, fines, penalties, liabilities, costs and
expenses (including without limitation, attorney's fees, disbursements and court costs) of
every kind and nature whatsoever which may arise from or in any manner relate (directly
or indirectly) to City's approval of Gina's Pizza including, but not limited to, the Use
Permit No. UP2011-003. This indemnification shall include, but not be limited to,
damages awarded against the City, if any, costs of suit, attorneys' fees, and other
expenses incurred in connection with such claim, action, causes of action, suit or
proceeding whether incurred by applicant, City, and/or the parties initiating or bringing
such proceeding. The applicant shall indemnify the City for all of City's costs, attorneys'
fees, and damages which City incurs in enforcing the indemnification provisions set forth
in this condition. The applicant shall pay to the City upon demand any amount owed to
the City pursuant to the indemnification requirements prescribed in this condition.

Fire Department Conditions

60. An automatic fire extinguishing system protecting commercial cooking shall be
required in the Type I hood. Prior to installation, plans will need to be submitted and
approved by the fire department.

61. Post occupant load near the main exit.

62. Panic hardware is required from all exits with an occupant load of 50 or more.

63. Hardware on the exit door/gate from the outdoor dining area must meet the hardware
requirements for the 2010 California Building Code Sec 1008.1.9.4

64. Permits are required for an assembly and open burning (gas fire pit). Permits can be
obtained through the Fire Department.

65. A cover for the proposed fire pit will be required. This cover is intended to prevent any
person from falling into the fire pit. The mesh cover is to be placed over the fire pit
when the fire pit is in operation.

66. A separate plan will need to be submitted for any fire sprinkler modifications. The
plans must be submitted and approved prior to any work being done on the sprinkler
system.

Building Division Conditions

67. The applicant is required to obtain all applicable permits from the City's Building Division
and Fire Department. The construction plans must comply with the most recent, City
adopted version of the California Building Code.
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68. Public sanitation facilities shall be available to the general public (patrons) during regular
business hours ofthe operation, unless otherwise approved by the Building Division.

69. The construction plans must meet all applicable State Disabilities Access requirements
for the interior and the exterior dining areas.

70. Approval from the Orange County Health Department is required prior to the issuance of
a building permit.

71. The outdoor dining area including the fire pit, trellis and 9-foot-5-inch-tall combination
barrier included in the approved plans must comply with the most recent applicable City
adopted version of the California Building Code.
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CITY OF NEWPORT BEACH
COMMUNITY DEVELOPMENT DEPARTMENT

MEMORANDUM

DATE: March 31, 2011

TO:

FROM:

Melinda Whelan, Assistant Planner

Jaime Murillo, Zoning Administrato~

SUBJECT: Gina's Pizza (3138 Balboa Boulevard) - Minor Use Permit Request
Referral to Planning Commission

Based on my understanding of the project description and the location of the proposed
project within the Landing Shopping Center, I am referring the review of the minor use
permit request to the Planning Commission for consideration and final action.

The redevelopment of the shopping center was extensively reviewed by the Planning
Commission under the approval of Use Permit No. UP2010-002 and during said review,
it was the Planning Commission's understanding that all use permits for food service
uses within the shopping center would return to the Planning Commission for their
review. Also, during the recent review of other eating and drinking establishments within
this shopping center, the neighboring residential property owners have expressed
significant concern with regard to the establishment of new food service uses that sell
alcoholic beverages and the potential noise disturbances associated with outdoor dining
areas. Given the close proximity of the subject proposed outdoor dining area to the
residential dwelling units to south, it is anticipated that there will be increased
neighborhood concern with this project. Based on these reasons, I feel it is appropriate
at this time to refer the review of the minor use permit request to the Planning
Commission and to provide the applicant timely review and consideration of their
request.
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City of Newport Beach

Police Department

Memorandum

March 7, 2011

TO:

FROM:

Melinda Whelan, Assistant Planner

Paul Salenko, Crime Analyst

SUBJECT: Alcohol Related Statistics

At your request, our office has reviewed police services data for the Gina's Pizza at 3138
Balboa Blvd. 111is area encompasses our reporting district (RD) number 15 as well as part of
Census Tract 635. 111is report reflects City of Newport Beach crime data for calendar year
2009, which is the most current data available.

Calls for Service Information
City wide there were approximately 69,294 calls for police services during this time, of which
6,663 were in RDI5. A U call for service" is, any contact of the police department by a citizen
which results in the dispatching of a unit or causes the contacted employee to take some sort
of action, such as criminal investigations, alarm responses, traffic accidents, parking
problems, and animal control calls, etc.

Crime Information
There were 6,194 crimes reported to the Newport Beach Police Department during this
period. Of this total, 2,884 were Part One Crimes. Part One crimes are the eight most serious
crimes (Homicide, forcible Rape, Robbery, Aggravated Assault, Burglary, Larceny-theft,
Allto Theft and Arson) as defined by the FBI in the Uniform Crime Reports. The remaining
3,350 were Part Two crimes. The Part One crime rate for the entire city during this same
period was 3,297.31 per 100,000 people. 111e national Part One crime rate was 3,667.02* per
100,000 people.

Crimes
Part 1
Part 2
Part lCrime Rate

RD15
343
242
11,506.43

Newport Beach
2,884
3,350
3,297.31

California*
1,184,073
N/A
3,203.52

National*
10,639,369
N/A
3,465.52

The number of active ABC licenses in this RD is 79**
Per capita ratio 1 license for every 38 residents.

This reporting district had a total of 946 reported crimes as compared to a City wide
reporting district average of 162 reported crimes. This reporting district is 784 crimes more
or 483.95% above the City wide reporting district average. This location is within an RD that
is over the Orange County per capita average of ABC licenses**.



Arrest Information
There were 80 DUI arrests and 281 Plain Drunk arrest in this area during this same period as
compared to 1,270 for the entire city. This RD amounts to 28.43% of the DUl/Drunk arrests
made in the entire City. According to a recent national study by the Department of Justice,
more than 36% of adult offenders convicted of crimes in 1996 had been drinking at the time
of their arrest.

Arrests
(DUIlDrunk)

RD 15
361

Newport Beach
1,270

California* National*
324,442 2,094,731

Total Arrests 796 3,595 1,474,004 13,687,241

Additional Information
TI1e Alcoholic Beverage Outlets ordnance states that the Planning Commission shall consider
the crime rate in the adjacent reporting districts. The two adjacent reporting districts you
requested are RD 13 and RD 16

Crimes
Part 1
Part 2
Crime Rate
Arrests (DUl/Drunk)
Total Arrests
Calls For Service
Number of active ABC licenses
Per capita ratiollicense for every

RD13
112
79
5,812.62
39
161
2,554
6**
321*residents

RD16
167
107
6,003.49
110
323
3,261
6**
464* residents.

Note: It is important to remember that when dealing with small numbers any change greatly
affects any percentage changes.

TI1e population figure used for the Crime Rate was 86,252.

*These numbers are from the 2009 Uniform Crime Reports, which is the most recent edition.

**TI1e number of active ABC licenses is the total of all types of licenses known to the police
department as of the date of this document. As of June 30, 2009 the Orange County average
of active, retail ABC licenses was 1 license for every 542 residents. (5,589 licenses and a
population of 3,026,786)

If you are in need of any further assistance, please contact me at (949) 644-3791 .

. Paul Salenko
Crime Analysis Unit
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City of Newport Beach
Police Department

Memorandum

April 6, 2011

TO:

FROM:

Melinda Whelan, Assistant Planner

Detective Bryan Moore

SUBJECT: Gina's Pizza, 3138 Balboa Boulevard, Use Permit No. 2011-002,
(PA2011-006).

At your request, the Police Department has reviewed the project application for
Gina's Pizza, located at 3138 Balboa Boulevard, Newport Beach. The applicant
requests a minor use permit to allow a food service eating and drinking
establishment. The establishment is proposed within an existing commercial
building with a gross floor area of 1,994 square feet, a net public area of 812
square feet and a maximum of 50 seats. Additionally, the request includes an
outdoor dining area with a gross area of 458 square feet and 22 seats. The
requested hours of operation for the interior dining are 7 a.m. to 10 p.m., Sunday
through Thursday, and 7 a.m. to 11 p.m., Friday and Saturday. The requested
hours of operation for the outdoor patio are from 7 a.m. to 10 p.m., daily.

The applicant will apply for a Type 41 (On Sale Beer &Wine - Eating Place)
license with the Department of Alcoholic Beverage Control.

I have included a report prepared by Crime Analyst Paul Salenko that provides
detailed statistical information related to calls for service in and around the
applicant's place of business. This report indicates that this new location is
within an area where the number of crimes is at least 75% higher than the
average of all reporting districts in the City. This location is also within an RD
that is over the Orange County per capita of ABC licenses.

Applicant History
The applicant, Andrew Costa, has been a resident of Corona del Mar for the past
30 years. His family first opened Gina's Pizza in CDM over 35 years ago. Today,
Mr. Costa is the principle owner/operator of the CDM location, as well as two
others in Laguna Beach. Gina's Pizza also has two additional locations in Irvine
and Costa Mesa, which are operated by Andrew's business partners.

The proposed Gina's Pizza will be consistent with the Costa family's long
standing tradition of eating establishments, which is a family style Italian



Gina's Pizza
UP No. 2011-002

restaurant dedicated to handcrafted, quality comfort food. Per the plans provided
by Mr. Costa, there will be no fixed bar at this location.

Police Activities and Calls for Service Data (Gina's Pizza - COM)
There was no notable police related activity at this location in the past year.

Recommendations
The Police Department has no objections to this operation as proposed by the
applicant. We believe that the recommended conditions will be sufficient to
mitigate the issuance of an additional beer and wine license in this area.

The Police Department does, however, have some concerns with regard to the
rear patio and its proximity to the nearby residents. We would be in favor of any
noise mitigating measures recommended by the Planning Department.

Signs and Displays
Any signs or displays would need to conform to City requirements. There shall
be no exterior advertising or signs of any kind or type, including advertising
directed to the exterior from within, promoting or indicating the availability of
alcoholic beverages. Interior displays of alcoholic beverages or signs, which are
clearly visible to the exterior, shall constitute a violation of this condition.

Hours of Operation
The proposed hours of operation are from 7 a.m. to 10 p.m., Sunday through
Thursday and 7 a.m. to 11 p.m., Friday and Saturday.

The proposed hours of operation for the outdoor patio are from 7 a.m. to 10 p.m.,
daily.

Security
The Police Department has no recommendations.

Employee Training
Require all owners, managers, and employees selling alcoholic beverages to
undergo and successfully complete a certified training program in responsible
methods and skills for serving and selling alcoholic beverages.

Additional Comments
For the purposes of this application, staff may also want to consider establishing
conditions that would require a Special Event Permit. A Special Event Permit
may be required for any event or promotional activity outside the normal
operational characteristics of the proposed operation. For example, events likely
to attract large crowds, events for which an admission fee is charged, events that
include any form of contract promoters, or any other activities as specified in the
Newport Beach Municipal Code to require such permits.

2
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Other Recommended Conditions
In addition, the Police Department has determined that the following conditions
would be appropriate for the conditional use permit for the business:

1. Approval does not permit the premises to operate as a bar, tavern,
cocktail lounge or nightclub as defined by the Newport Beach Municipal
Code, unless the planning commission first approves a Use Permit.

2. No alcoholic beverages shall be consumed on any property adjacent the
licensed premises under the control of the licensee.

3. Food from the full service menu must be made available during any
"happy hour" type of reduced price alcoholic beverage promotion. There
shall be no reduced price alcoholic beverage promotion after 9 p.m.

4. Petitioner shall not share any profits or pay any percentage or commission
to a promoter or any other person based upon monies collected as a door
charge, cover charge, or any other form of admission charge, including
minimum drink orders or the sale of drinks.

5. The quarterly gross sales of alcoholic beverages shall not exceed the
gross sales of food during the same period. The licensee shall at all times
maintain records, which reflect separately the gross sales of food and the
gross sales of alcoholic beverages of the licensed business. These
records shall be kept no less frequently than on a quarterly basis and shall
be made available to the Police Department on demand.

6. There shall be no on-site radio, television, video, film or other electronic
media broadcasts, including recordings to be broadcasted at a later time,
which include the service of alcoholic beverages, without first obtaining an
approved Special Event Permit issued by the City of Newport Beach.

7. There shall be no live entertainment allowed on the premises.

8. There shall be no dancing allowed on the premises.

9. No games or contests requiring or involving the consumption of alcoholic
beverages shall be permitted.

10. Food service from the regular menu must be available to patrons up to
thirty (30) minutes before the scheduled closing time.

11. Strict adherence to maximum occupancy limits is required.

3
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Alcoholic Beverage Control License
Upon approval of the CUP, the ABC license will be conditioned as necessary to
maintain the health, safety and welfare of the Community.

If you have any questions, please contact me at (949) 644-3725.

.~JL ~
~l"
, Detective Bryan Moore

ABC LiaisonlVice/l ntelligence

c?..ff'~

Craig FL, Captain
Detective Division Commander
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COLlA ACOUSTICAL CONSULTANTS
177 Riverside, #F

Newport Beach, CA 92663
Certified Acoustical C'011.mllunls

Phone 714 960-7511
Fax 7 t 4960-6775

Email: RColia@socaJ.IT.com

April 4, 20 II

Mr. Andy Costa

Gina's Pizza

3142 W. Balboa Blvd.

Newport Beach, CA 92663

Lll-021R

SUBJECT: Acoustical Report of Measurement of Potential Noise Levels At the

New Restaurant at 3142 W. Balboa Boulevard in Newport Beach

Dear Mr. Costa;

This letter has been prepared to detail the results of measurements of the
ambient noise levels along Balboa Boulevard between 30th Street and 32m1

Street in Newport Beach. These measurements were made with a clear view to
the vehicular traffic on Balboa. The measurement location was at a point
representing the closest property of the residences neal' the west side of the
proposed project, near the proposed patio.

The measurements were made between 8:00 P.M. and 8:30 P.M. on March 19,
2011 at the location shown in Figure 2. This site was selected to represent the
equivalent distance to the property lines of the residences without being on
their property. The measurements were made using the A-weighted scale of a
Bruel and Kjaer 2230 Precision Integrating Sound Level Meter, Type I. The
meter was calibrated before the measurements and was found to be within 0.1
dB oftolerance.

The results of the measurement indicate an average noise level (Leq) of 59.8
dB. The ambient noise level of existing traffic in the area indicates high traffic
volumes on Balboa Street and 32"d Street on a spring weekend evening. One
might expect higher traffic flows in summer and fall nights.

RESULTS

At West Residential Property Side across Balboa Street:

Site I: Measured 59.8 dBA at reprentative 8 P.M. hour.
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Apri14,2011

The City Exterior Noise Standard is 55 dBA, daytime (7:00 A.M. to 10:00 P.M).

The proposed restaurant at 3142 W. Balboa will have a southwest facing
outdoor patio that will seat a maximum of 22 people. Normal conversation
between two people averages 65 dBA at 3 feet apart. With 22 people spealdng
at once the worst case noise level at 3 feet would combined to be 78.4 dBA at
the patio. The residential outdoor space to the south is about 18.3 feet south of
the subject patio at their closest distance. The noise drop-off rate is 6 dB per
each doubling of distance. The noise drop-off with distance was calculated by
the following formula:

20 Log (3'/18.3) + 78.4 62.7 dBA

The noise from the patio will traverse across the parking lot and will decrease
with distance (of 18.3 feet) to 62.7 dBA at the residential areas to the south.
Even if the noise level of louder voices would increase to 75 dBA in
conversation the projected impact at 18.3 feet would fall to 72.7 dBA to the
south. Table 1 show these results in summaty. The worst-case level of 72.7
dBA is higher the daytime standard of 55 dBA atld is also higher than the
existing traffic noise level of 59.8 dBA at 8 P.M. from Balboa Street.

Thus, the patio noise impact in normal conditions is over the City standard of
55 dBA and is greater than ambient street noise. The worst-case noise level is
significantly more tha1l the ambient street traffic and is higher than the noise
standard.

TABLE 1

Summmy of Results - New South-Facing Patio, 22 people

Patio Noise
Level

Distance to Residences Noise Level Daytime Std. Ambient
Feet @Residences dBA Balboa Blvd.

65dBA

75dBA
(worst-case)

18.3

18.3

-2-

62.7

72.7

55

55

59.8 dBA

59.8 dBA
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Exterior Noise Control

The potential noise impact from the future proposed outdoor patio of the Gina's
Pizza may be as high as 62.7 to 72.7 dBA in a worst-case condition. The City of
Newport Beach has an outdoor standard of 55 dBA during daytime hours (7:00
A.M. to 10:00 P.M.). Because the potential noise impact is 17.7 dB higher than
the exterior noise standard, acoustical shielding around the patio (patio
perimeter) is recommended.

On the south and west sides of the patio a 9-foot high total barrier or
combination barrier is recommended. The top acoustical barrier may consist of:

-1/4 inch tempered glass in a solid wood (or metal) frame sealed airtight,

-1/2 inch Plexiglas, or

-5/8 inch Lexan

On the perimeter of the patio there is an existing two (2) inch thick prefab wall
about 5-6-feet tall. The architect has proposed hanging from the patio cover
trellis a % inch tempered glass barrier that would overlap the existing prefab
wall by about 6 inches. This concept when finished will provide the acoustical
shielding needed. The same prefab wall and tempered glass overhang
(combination wall) should also apply for the patio exit corridor for a length of
10 feet from the patio. A second option is the patio exit door could be standard
size and contain solid wood, filled metal Or Y, inch tempered glass. The barrier
from the trellis should then also wrap around above the door to the same
height.

The shielded noise impact with the nine (9) foot barrier or this combination
wall will be 44.1 dBA in normal voice conditions and 54.1 dBA in the worst
case condition. See the shielded levels (SLEV) in Table 2. These shielded values
meet the City daytime of 55 dBA. The owner has indicated the patio will close
at about 9:00 P.M. on Sundays and weekdays, and will close at 10:00 P.M. on
Fridays and Saturdays.

If you have any questions regarding this information please call.

Richard Col
Certified Acoustical Consultants



TABLE 2

SOUND BARRIER CALCULATION WORKSHEET

AREA SORG PAD
ELEV ELEV

DSLE SORC OBS OBS- BLOS TOB
ELEV HEV BARf, ELEV HEV

DIST

ATTN ULEV SLEV TOTAL WALl
~B) HT.

So.
So.

0,0
0,0

9,0 40,0
g,O 40,0

5,0 14,0 38,0
5,0 14,0 3B,0

(i,1

6,1
9,0 11,8 62.7 44,1
9.0 1'1.8 72,7 54,1

9,0
90
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FIGURE 2: Site Measurement Location
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FIGURE 3: Patio Location and Layout
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The Landing Shopping Center

3101-3121 Newport Blvd. and 3100-3138 Balboa Blvd.

Table 2. Summary of Eating and Drinking Establishments

Last Updated: 03-03-2011

Suite Number Tenant Interior Interior Net Outdoor 25% of Net Outdoor Patio in Total Area Parked for
Gross Floor Public Area Patio Area Public Area Excess of 25% of Restaurants
Area Net Public Area

S3101 Chipotle 1,700 500 336 125 211 1,911

53107 Crow Burger 1,878 650 259 162 97 1,975
Gina's Pizza 2,083 812 458 203 255 2,338

TOTAL 5,661 1,962 1,053 490 563 6,224
Total Permitted

47,878 600 7,182

%ofMaximum
Currently

Utilized 12% 94% 87%

Interior Gross Floor Area of Shopping Center: 47,878 sq ft
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}.Cuss$.[ P....~(1'iC FRW.crO ~ ~ $I'ACES (illCW}M I ~m /.CUSS-a£)

PARKING DATA:
P},'<'~INGOI.ClU1QS. 1 SP}.C£ PER ~ Sf 'Ci PU8<.JC},"'f).

+lSPAC£fCRf1,CH£Vf'WfffOND<.ffi'

N£1'PL'fU:},'<tl.{MERiCIll ~ 816.11 Sf

"iT pt,-a.C },,,,"..A (P~l(ll ~

~ ~~tJTlt~O~l'o PJ:M ....%\. 20~ Sf

IOIAL rw.x: ....~(A R?L£C 10 P....'lM'1:. CALCUl),fC~'S.·

---~---~3261'AH,If)'----"S>+TRE~ETI__--

,l%S.FAC£

l!J VI.'l ACC[SSt8lE PAR<m SP~C[

,--,------,------------------------,-]:U-,---------'-========='q''S.".""'71'===7'=7'=7'=7'=7'=7'=""'''''''''''''''''''''-1 ~ ACCESS'Bl£ FIOUT[ STRffiN(l

........ III EX6HW CO'lCR[I[ CVRil10 REl,IA"l

@] f1R£IJ....i:CURB

El CONCFlEl"[ pw.-.o - lKD'tN B'l0()<,l r,'j&</c..~f:¥

En WiOSWE ARtA

B
EJ
B
OJ
EJ
B
E!l
OJ
B
B
B
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DATE DRAWN
lW7fl0

DRAWN BY

JP

SHEET Nut/8ER

flOOR PlAN
AND SCHEDULES

A-1.0

1£
FL~A?rR,f.~~~. CD

0.1

TOTAL SQUARE FOOTAGE:

NET INTERIOR PUBLIC AREA:
(SHOWN HATCHED)

NUMBER OF SEATS:

.'J.J,. r>lil$H!;S snc'li;o AR~ rOR PUlfOR ......-..::1:- (Q\.W.. """",IfACTl;RI;S!MY
BtPi/O'l.(lEllW/JJ>PR()'IM,.fRC\IAI1CHfTECT

l. pfi'OVoCEr,'1EW"iC!J<'SHERASR(i)(r.'lmBYF.RE(fPT.r.fl1JNSPEClOR

2. MR"i OiT ~ Sf'JU BE CHR'&.E fRCIIIH[ 1!'Si!l[ .'TllC\!I" THE USE Of A ~f1' OR
/,.\"( sPECiAL KmUVGI: O~ OTorlT. sPtCIII. LOCKiNG OEl\C[S Sf\lU at: Of /,N M'POCh'f.iJ

J f:mUCHnMlA'IJ$>CN5: 1m'1l1,iV 6" X Jj4·l..ETIIIlS ONWNlRASr,-..:: B.lCK(;ROliI.1J

4, /..'fl ()f'CCAA~ ~<Jrn S~,A,Ll 61: Wi-tCY~Sreu OR n.o.~[f'tOOffD iN ....~ ...H'1o;(J'{(!l
l.\A'....'ER

5. lli(illSl.....L\OO'IO!lOf'OOf"QNOfS~Cw.I)REo:rIl,(;lJSI<ERml(lll.'USrB<Cli[nEO
.......-j,<,Pp*CV[OBYMr>R(D!:pI.PR(lRTOI"<"STmJ.T<:'lN.

~

IIET/J. STill lO/ll'llm
10 CJ,. 1;1 16'O.C.II.II.0

Mm 8cM'" ~'All
2SG\.I,t[lI,LSTlIO
015' OC.lI.NO.

7 ~{~E~\Jo~~~rIl1[~t~~P:~O}W~:;.vWtkAn ~!lli}.I~~1/

8 ~~~E~~'tW[\iW~~~~/~~~sT~f~i~~~ ~'S f':L;t2~IJlTllOO

9 ~~~26~~~~~~~; ~R[E DS:p~~~~/i.o~~'1.>.S~::\~(~~~f~~~~ TO THE

NOTES:
I. \M:(",,~'Io! OCCUPANT lQ,lO SI-WJ. 6£ rosTEO iN V£H O''''NC .0.'10 ~'Aln'iG ....~tA CBe 10043
2- SO I"E!>[Ij'.\OON 10 [(6W,cRAIIOJrAliS.ruRR£llOOTOlllIW.'<TS!1JE.

J. LllClt>iO }.'JO lOCK;sG ilOOI'I5 I1J.\T ME 1'o',N') .'>Cl1o'A1tO M'} \IiI>CH AAt N'" PATH Of RI,aslW..l. BE:~
JrITtj A Si~lE HfCilT ~ lE\1:R TY?E tt'lOJrAA£. BY P.l.'fOC BA.RS. MH-P\iU. ACTliAT'U; BA.~. O!l OTHER f\\!l:OWA~[

~~~~ ~re P1S';"o.tX W\11-WI REOORNG TIt: .lSiJfl' TO G".AS~ Tll[ OPDiNG IWWW.....E. .Ill [(iSTl.'C

4. !liE fl()()R OR lA\<»iC s~m /;'(IT BE WRi: fl'All 1/2' lQilffi rIA'! WE !R£SIiOlll Of M OC(JRWAY.

~
~I

> ?<z

~II..
% ~i ~•.. I ~~ "
~ ~l ~ ~ ~;I

~ ~! ~ s "§~

.. "-~ .
f--------j ".;

ROOM FINISH SCHEDULE

@ Urn'S~STROOII

IIQIoOISR[SROOU

DOOR SCHEDULE

KEYNOTES

1. ALL [OUPVEm S>W..l VEET M"IlJX-'.l S"M1Ano~ fOOMlAJC'I OCSIG~ AN[) ,.,'Slm..-,OOU
REQl)REVENTS Q~ r1S EOOI'IN.£N1.

2. lJGIffrl'TuRESNroooPRl:PA.~no"l.CPE.'lfOO()STmw:;[AAOlJl~SlLWASH;'.'GA!i[AS

AM. ro BE PIIOI£CTEO ,oo.:~'ST B,~£)J(.I,Cil: TKRCtiGK 1M( lISE or PlASTlC S.'HIOS. PlMT(
S!LCVES, SH...nn f'R'OOf B~Ul$ IMJ/CA OT~(R Al'f'ilO'iED !)(\CCCS

3. r::CR DOORS SI'>'U BE S£tr-CIOSJ~C }JI~ m 10 A VA>;M.l1I I/~· .0.1 ThE BASE IINO

~ :~~~~VA\tJ<jTLY I,IQIJI,T£O SNCI£ SERVC£ SC<.P JoN) rom OSPENS£RS AT J,U ~A~D

s. ~s~c,:f~~oA~~R~~;;ci~,SZ'~~;~'T~T;;rsA ~_~~~~~Flf~:~( ~r.

OIJ.l..RRYT1I.E TOOC "Q!.LTll.£"

~~S~~H~e~Aill WUNC A.RE TO BE PA,IfT[O 'It/ s.<J,I( PAim AS NQ<CAITO O'l Tl«

a. J..LL [XPOSW Pil'£SA.~O CQIJ[}UITS SHAll BE SPACHl ...1lIASTJ'," fROV!h[ !oiJ..LL

9 ...IlC.lEMISS......llB,lJJINAT[O·"'S-'OEm~OUT

• PRCMOCS(,'l"OCCR10R£w,NU1>1OCnOOL,RMlSt,'SiIl!:SStI:JV,s",,

I ~~~~:g~t~~~v~tG;'t;.'W ~~~p~~EGsi~'~~-:~~~'~~~~ ~O;:;j}

~RU'~\I:~~~~~,S~Z~T~ ~ Tto\~C~~ut~~ necE ~~:i'r)l~g Thl:
f!fffJjTTHER£llF. "'[CONTRACTOR SHJ..l1081AN CIJR:fTCJ,TON fROO TKE A'lCHTtCT A.'IO/0R
WE OW1'<(R·S RD'~(S£NTATl'I£ PRKl!! TO SUBYITTNG H;S PilO/'OSM.. fCR \\O~~

2 ~p~,~ ~~ ~~O.'.~~<FJc~ ~i;~~~~~~~T~~~~y°t'~~\~~~~A~~~~
",'1( fOUMl arnm ORJ,'A'NGS mo S,Tt CCNG<OONS, MIX CH,l,t&f5 OR ROO&': QUE to
l'\,!,fPMTf()Q'HIIlDiCfS 5>',1,/1 Bf AI J G C·S [(PD;sr

HEALTH DEPT, NOTES

J AllCOLUY\SINMI.£\SEsPACETOHAVfATlIASTJ-!KXJRr,'1ESURROO\"!JORmlI
AAnNC AS RE:QU,R(O Ert tOCAl. COPE: (518" fl'1'£ .~. GYP, ao. ON liE/AI. sTUO fAAlJ;N(: FRD\f
ftOORJODfCKA,-oSffi.£DIGHl

GENERAL NOTES

I~ >:ilCkOi "$fJ,

-@ SIORl!>EAA....

® ""'ll(-<'ICoo..ul

t"~"o;+':"DO:':"""':"O',w":,"'o:";;omc;:ooo~,;--f=----j"':""':;_,,cc,-o"_'"''''C;:J'..cc,~:t"~F~~,,<"~~==,f"~~~_;::_=:::vi;;;::~;;;::=~~~~~;::;::::::::;==l~s:¥,~"",~, IT~',=,:?~;JA,
® nl>fH;; SICRU~l llOCl'? '-""."..... SIT K£WOI[ I 4, \&

~ ~~~ R£.:""-"OOOO:''-----j;.:::::.:.:f-;,,~,,_:o0;-:'_::'t.~'''''';;-,~-~-j/.:fi:.-:::~'<,,~::'I:;::,""'::::,::,,::-;.::=-;:;.-::~:c:'-;crn}:,f,/"",:::,::tff:t~:+I~-~<-tii ~IT



REFLECTED
CEILING PLAN
SCHEDULES

SHEET CONTENT

SHEET NUMBER

--~~ -
[ill19'-~·Hr.

®

N

EEl
REFLECTED CEI~J,~G,~~~~. CD

0.1

SUSPEht(O fiD,Vf WTY T-lJ,\..~ GRO caM
mIt" 10 CO~?tY \\ffil IS:E 1-05 13.5.i.2.1.
AS1IIC6}S,ASNC636,ANllCiSCA.
(su:oorrI2)

O'l'f,.I.LLCEl.l>,(;
ON l.'ET.'.lfRAlMiC

,t,jR--<:O>i(liMN ~ffiI!lW REGISTERS
(SH l,/-D!')'lfl,(;S fOP, OfTkl5)

....~--<:Q!'jOrl'(lN S!.J??lT R£G<SIERS
(SEE l,I-c,o),\\'.1,(;S fC~ OCT.t'lS)

1Il!'~'SOC ClASSIC Clom COHO I'UlCW<T
R[.UWAOON srnE:A23~O

FWSH:OLMBRO~2E

D:11o'&'S1 f~N

(SEt"'-OAA\\1~fORDt."~Jl.S)

ELECTRICAL FIXTURE LEGEND

NOTE

CEILING SCHEDULE

1. AU 0lffi.ETS, RWS1EllS. DC, 0\1 C81J1.o':; /...\10 \t.lU.S PMHro TO I,IATC~ su;;rACE

1. THf \\'orn or IlfE f{JU,t[lER SUP?QFmNQ ClOS~E ....>at !fW.L BE NO lESS TI',AIl 2" ~ f),C1! 0l<1HQC.O'iAL fi(}l<IIOllT/,l MlECTION ONE [~iJ or T~E

CElJ~C G-Q:D Sf\lU 81: ATIACHUl TO 11<£ ClOSURE IJoj(U. Tl<E OT!<ER E~O ;,.j [1.01 l1QRtZO'flAl OJl<CTOC'l Sl".lll H..',"[ A W ClEA-'U-'<C£ FJ«]U 1)<[

\I!'AllA."1JSAAl1R[SIUf'(JIl ...."'I)BEfRITfOSUDtCl/ACLOSURr ....NQLS[[W[TA-J,OOO£T...t7.

3. s~s::r~TE lJCH1l\C 'Nsr...wTG'l/IIEtl'.l..';iQ.l RECiSTER 1~51/o.l.l),TQN \11TH

'. CC TO tOORD:AATE \11TH I~TER{l~ OBC"'[R AHO O\l'!'iE~ fOR ~HT ruT\)RES

A-1.1



PATIO
FLOOR PLAN

DATE DRAWN
12107/10

b-RAWN8Y--

SHEET NUMBER

""A-1.2

1.10.1

KEYNOTES
NO. DESCRIPTION NO. DESCRIPTION

l'] (N) B~B 'SCOlUV~ G rINI$HEOfl.OOR

l'] IPE WOOO LOlIIERS 0 8" O.C I"l 1 1/2" ruBE STEEL

l'] fESlOONllGI'fTING(f1HIT£(;lOOE,BlJICKCORO) I"l ON..I:S PillA EXTERiOR WM-L

l'] METiIl TR~LtlSS PkNTED P-l. SEE sm. A-7e D I"l .3'-0· WIDE x 3'-0· HIGH DOOR. SH:: DOOR

l'] 1/4' TEVPEREO GlASS SCHEDliLESHE£lA-1.0

l']
-

1/2' "u" CH.,m,[l I"l J&"HiGH'Il"ROU<>HT-1RONITNCE

I'] [XlSliNGPREC\SICONCR(lE1I'lli I"l S'-O" H1GH\'l'ROUGH IRON OOOR

l'] [XISTlNC PAimtD TUBE STE£l GATE I"l
I'J (N)5X6TSBEAV I"l UDGETA6L£ BUlDAROUND FiRE PIT.

0.1

\_-

@--

NET PAnO PUBUCAREA:
(SHOWN HATCHED)

NUMBER OF SEATS:



SHEET NUMBER

PA.TlO
ELEVATION

SHEET CONfENl

, ,.,

'A-1.3

DATE DRAWN
12107110

'!5AAWN-SY-
JP

I JOBO=ER I

~

-;

sc~EE?/;:~9-~· ®

-,

:] I "
o 0

ELEVATION 1 (SOUTH-WEST E~c7LY,~]gt-JJ CD

v

,-1--- '/-_lIu__,II,ull U U U UU

~- &-

"t- ,
&-

&-

; "

::

i
--

0

11

I

-

IIWI-z,

/11
d~"li JZ:

KEYNOTES

[!] WSTING PAiNT£[) TllBE STEEl GATE E!l GAS fl'1E Pff

[!] (1-1) BXB T5 COWV~ G.l flMSH£O flOOR

ill IPE 'fiOO~ tOWERS 0 8" o.c ED 1 1/2" TUBE SJ[[L

NO. DEliCRJPnON NO. DESCRIPTION

o rESTee'l U{:HT.NC (WHITt CLOBE, BL1_C~ co~o) GJ C!NA'S PillA EXTERiOR Will

GJ VETM. TRElUSS PMHED P-l. SEE 51-11. A-20@)J'_0·\/r10E-,-,-_-o·-"-"-00QR-_-"-,-"",,-,--j

o 1!4" TEIIPEREO GlASS SCHEDUtESHEElA-1.0

o (N) 6X6 15 BEAV @] lEOGE1ABlE BlJ:LOAAOUND FlRE PIT



I I

- ~%~~

~
~

.'.'''''

~ j._- -< ~ ,~ .1. ..... ~I .... ~S1'3CN«'O..lICR

1=I I
~...')[a 5f:fA.~Tt KNI fflAmlOo.fJ.

~....,

+~~:\ m.i, ..
" " ,-T -~,et, r- -; -- - -

~ ~, --,. ;- --.. ,
t.. '. - ~~ -"---- , , -p''= . - ~-~~~__1

0-' ___ ,,' ~

'. I~ ~ I

0
, \.~ ~I I II ~

I

" " " 'DeE ~"'":JDD:: ~II II
~Dnl~ :iDD,...,

lr ill=

-

-lnl: II IL ~
~·r.r.

~ " '---' ·r-

e '1.4
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EXTERIOR NORTH ELEVATION - SH?!~ ~~,~I CD

SHEET CONTENT

SHEET NUMBER

EXTIRIORELEVATIONS

OATEDRAV/N
12101110

-DRA~

JP

®

~IIIII

J i I I

~~~~=r=~~,~_,_~~~-l--_ ~~=~====~====~ ~
.-~~~tml1ir=¢c~10=~~

r----------------------r=v;=;==~~=...__r;;_;;=~~=~ A-2.4
EXTERIOR WEST ELEVATION - SHOPS WEST AN~",~R82C.~.'; CD
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DATIiORM''''
12.'01/10
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DETAILS

SHEETNUM8ER

SERVICE

!Oj1£:
'f~11R f'RO(I'm
n<):.k~1

S·IJ'W!JJ.
14' WT Q'IflOQ'l Tfi'.

BASE - SECTION

_: ·----VU"l.ST\1J

......: .,-------', ....

KITCHEN

,~o

GWSl!\I a:.<.~o

CammTEl/

"""(~) f>W 1.~1w.lU

+

+

1/\ o.

'"-t'" +
STRUT~
SEE DR.II\\'ING BELO'lf

S:-r---,;c~-----o------.~--,

-:11

r'
~I ,.
t~ +

,r
~i ',.L'---- -----.J

Side View Category 0, E & F Details

"'"'I(()R"(HjCflA'lSB

TYPICAL SUSPENDED CEILING DIA~~~;~ CD

'il!Sff~JpCElmI(lJr5·

(~U ~C[RS TO BE 18 CALV.W1RE0 2'-0·0,(;. ,r
Cf'UNG SYSTE\IS A.~E NOTE (OI;N[Cl£O TO PAFUlTlO~'S)

A. FROVlDE VlT{R!<LSUPPORT 11m, 1<O,120",--",RC5 SPIJ,'fCO,N 4 OCREcnONS. 9O',I.J'AAT

~~~~iC~o~TT~A~c~~~N~~ ~'kTtR~sO;Rg~ ~~~~R~~~E:J-~O ~E~~~i ~~:is
TO BE 12'-0' O.c. WITH Fi.'?>T PO'NT ~·-O· FROIl EACH WALL

I AllOWAACE TO BE PRQ,fIOE fOR L.\Ti:R.<I. I,lQV(vrm or SiSTi .... l.U.'N """'0 CROSS RlJlJ"r-qs;
V),VSE ATI,o,cKED TO AW,I,CEUT W.lLlS Wfrn ClEA.'lI.NCE BETWEEN WALL mo RlJNNm AT

~rfB';!NG"A~ ~~L~sWmi:~W:=HsEt~~[~SE~eN~~~~ ~~N\'rFisA~~nf~~~;;s Ng~ ovn
NTO;rrusE~S NOT OV[ll 20 LBS. UAYBE POSIT/IELYATTACHEOTO CE'UNC SYSfEM
RUNNERS WIlH SCREWS OR 9l)LTS

~ A!R o;rrusHiS !-.lOT OV[f1 30 lBS. RECEMNG kO ExTR~ lO~D FRO~~ DUCTWORK VJ,V BE
PCSITl'{flV ATTACHED TO CDUNG \\mJ SCRrio-S OR BOLTS. Ll{;HllNG F'XllJRES. rum,'SH

~~Do~N~:'';}GC~~:U\~~~.~1~~~~~'<Gl.ASJ:r~~sr;.:\~~~ClcS~~N~'f~~~~~;.t~OR

~~~R~R~~~l~~0.'tl~.-~~:lti~~i,~O f1BREE~~~:;~~~~~VT~~:;~~~O,,~~~~&~tl~o
D CCNTAACfOR TO PRQV;CE COVPRE~SiON U~il STRUT 012· O.C

AAVSHONG l,!JJ!-j
nEAl.!

AAVSTI/1JNGCROSS
~,

roX16 tA ell'

U~l.IfOSrnxl

2-"Hl-~j~'

WO:tJSCi![t,S

~(nY:.r~2·

ljl"1i.\.'I'.£RROO

i8l~rfifuT

BRACE CONNECTION

HOOD SUPPORT @ JOiST

® STRUCT. PERPENDICULAR TO BRACE

J-I3S-I/S

~~-,,"'--_/

CfIiDWCOIiRIO
Prot.c£WIilSlffits
All.OCO.ro.SI"iX.<.1EOCO"",

TYPICAL DOOR - PLAN (j3\
SCA!..£: NOT 10 sou: \!.Y

WALK·IN COOLER BASE· SECTION

~~~':.'~--------IVlI
OAANJ!iE
(CUIIP£Q 10 'MI-ti) (;( ~c-

~~F~rHc:V"C'· ~~~

IBC CATEGORY "D" "E" "Fe. STANDARD

TYPICAL SUSPENDED CEILING DETAIL WALL ATTACHMENT A-3.0



DETAILS

DATE DRAWN
12/07110

- ORAWN8Y

JP

SHEET NUMBER

SOFFIT @ SERVICE AREA - SECTION

~.'I"~'=
/ P}'NTf1liSf!

~---~Z...~Ti~~DIfXo)CAP
>-----"'~

35!I'10CJ,.I,I£lAl.
S1\JOSQ1"O,C,~

CD

J 5/~' 2'0 C.I. 'o'[IJ,l

Sl1JOS 0 /4' G.t

---n
VI3T

ElUl.£cru'fOr

ALUMINUM THRESHOLD

SERVICE COUNTER

'I· I .r---COUNTER TOP

' ~~~/V "HI"""~"'i!F" /' ""'000

~KJ,.\i$IJ8L[S>£lf

=====~

-

I~

ACCESSIBLE SIDE ~~~T~, @

REQUIRED KNEE CLEA~~~,~ ®

s5ja'Z1CA.rJJtJ:'M.-
BilJI)!iCI1~'oc

@TYP, THRESHOLD DETAIL
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EOUIPMENT a ~."PLUMBINO ELECTRICAL ~ ag:&.... REMARKS H'''''''''' ~ ~;~uo ""'""""- ........ l.l.o\N.FACnrER 0E5CWIl0H

1;f~~ ~". ".
~ .~ ~N = ." ~ ." ~Ul.I'll'I;~ ~~ ,..

~J~~MI~, 0< I m'f11Ol:1O n 3
" ~Ot'VWil I< 6< sa:~"':GAl GAP'lW&\'J;'f" If)(R.l(hTFA,'1 Cld J.- """""""'WE>' I< 6< 5Ef.~W..Al """..'" I I'AK-v'~ 5T!lI[M .- z~

I< OG GlhlOl'lPl::J("\A'I I ,><j1'W.L ll);..'6 " <~<- I< 6< a6T,"PERI\A~ I':6TCf'~ " ;:~
g

os I< OG !n~A"'·GN.. I f.XHAhT sr;ft)( ~fORc.a."Nt\. 50'<
"

,,. I< 6< SUtt'O'A~ Iftf<f~5r;:J:)o1 '. ~~ 8
". I< 6< .... "A~fS0!6 ' ..... i

I< "" ".,'" !lOJQhTR;[5 I'MlI.f..~MS.

~
.. 6< ..... r(5~ 'POI fll..LfK

3/«' ;»' '"
, I< 6< 1Il:-b~'X3 """'" 1&W<J,ERtl/o.'!N

",. " I I< "" ..." .....'" I SAlN'A'aR.

6< "",.,. 7vtH'Hm'H:

" I< "" W!lIQ-IF'Bl:R.AH ItOlJDh~B 2~fflYEf($0E!AA!>H "U fG 6< ""'" FRY'I-'J6lfR I Ah'(;:lfltflElll'Oe.lE ". HlG'J"c:o~r fG 6< l~Jt_~ If'llLAOrol,C<:7.\VU(l!l ., ". '" . '"
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Burns, Marlene

From: Whelan, Melinda
Sent: Wednesday, April 20, 2011 3:06 PM
To: 'emcdaniel@sunwestbank.com'; 'cwunsworth@roadrunner.com'; 'strataland@earthlink.net'; 

'eaton727@earthlink.net'; 'rhawkins@earthlink.net'; 'bhillgren@highrhodes.com'; 
'ameri@rbf.com'

Cc: Burns, Marlene
Subject: FW: Gina's Pizza

 
 

From: Wetherholt, Drew [mailto:Drew.Wetherholt@marcusmillichap.com]  
Sent: Wednesday, April 20, 2011 3:05 PM 
To: Whelan, Melinda 
Subject: RE: Gina's Pizza 
 
Melinda: 
 
Please forward it to the Planning Commission as I may not be able to make the meeting.  Thanks!  Drew Wetherholt 
 
 
 

From: Whelan, Melinda [mailto:MWhelan@newportbeachca.gov]  
Sent: Wednesday, April 20, 2011 3:00 PM 
To: Wetherholt, Drew 
Subject: RE: Gina's Pizza 
 
Drew, 
 
Are you attending the hearing tomorrow night? If not are you writing a letter to the Planning Commission or would you 

like me to forward this email to them? Thank you. 
 
Melinda Whelan 
Assistant Planner 
City of Newport Beach 949‐644‐3221 
 

From: Wetherholt, Drew [mailto:Drew.Wetherholt@marcusmillichap.com]  
Sent: Wednesday, April 20, 2011 12:59 PM 
To: Whelan, Melinda 
Subject: Gina's Pizza 
 
Melinda: 
 
Gina’s Pizza will be a welcomed addition to the Landing Center.  They have great pizza at their CDM location.  However, I 
do have two concerns after I read the staff report. 
 
If I understand the staff report correctly, Gina’s is encouraged to place a 9-foot wall/glass enclosure on the beach side of 
the patio and that this enclosure does not continue and wrap-around to the back of the patio.  As it is currently proposed 
the sound will go both to the front parking lot and to the back of the property.  This sound directed to the back of the 
property will potentially bounce around the back of the stores and then into the alley and nearby residences. 
 
I would like to see this “sound-wall” fully enclose the side and the back area/back gate of the patio.  A solid-material gate 
should also be used rather than an open chain-linked gate. 
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My other concern is the fire pit and pitchers of beer.  Simple having people “hanging-out” just to drink beer around the fire-
pit will certainly create noise problems for the neighborhood. More alcohol certainly increases the volume of the 
consumers.  If the fire-pit is properly monitored I wouldn’t expect an issue but if it is not, it could become very problematic. 
 If the planning department could consider some restrictions or limitations, this may be helpful to both the operator and the 
neighborhood. 
 
Thank you for your consideration! 
 
Drew Wetherholt 
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Burns, Marlene

From: Whelan, Melinda
Sent: Wednesday, April 20, 2011 2:56 PM
To: Burns, Marlene
Subject: FW: Gina's Pizza

I shared this email with the Planning Commission.  
 

From: jreiss0@gmail.com [mailto:jreiss0@gmail.com]  
Sent: Wednesday, April 20, 2011 11:36 AM 
To: Whelan, Melinda 
Subject: Re: Gina's Pizza 
 
Melinda. I did not send the email to the Planning Comissioners. Could you forward it to them please. Sorry I am 
unable to attend the meeting. Thanks Joe  

Sent via BlackBerry from T-Mobile 

From: "Whelan, Melinda" <MWhelan@newportbeachca.gov>  
Date: Wed, 20 Apr 2011 10:56:04 -0700 
To: joe reiss<jreiss0@gmail.com> 
Subject: RE: Gina's Pizza 
 
Joe, 
 
Did you send this to the Planning Commission? If not, are you planning on submitting a letter or did you want me to 
provide this at the hearing? Thank you. 
 
Melinda Whelan 
Assistant Planner 
City of Newport Beach 
949‐644‐3221 
 

From: joe reiss [mailto:jreiss0@gmail.com]  
Sent: Wednesday, April 20, 2011 8:05 AM 
To: Whelan, Melinda 
Subject: Gina's Pizza 
 
Hi Melinda,  
  
Thank you for meeting with me yesterday and going over the plans for Gina's Pizza.  After reviewing the plans I 
spoke to Andy Costa the owner of Gina's Pizza and discussed some concerns I had as a resident who lives close 
to his business.  Andy explained the plan to have a fire pit in the patio area that would allow seating for 8 people 
around the fire pit.  I explained to Andy my concern was the fire pit would become a place to hang out and not 
just a place to have some pizza.  He assured me that was not his intention and he would monitor the fire pit.  I 
also expressed a concern about the 9 foot wall/glass enclosure he was building on the beach side of the patio.  
The enclosure will block the sound of the patio from going towards the residences directly behind Gina's Pizza, 
however the sound will either get displaced towards the back of the shopping center or toward the front of the 



4

shopping center.  If the sound goes to the back of the shopping center it potentially could become an echo 
chamber because of the walls behind the center sending the sound out towards the residences on 30th Street.   
  
Andy told me he had discussed with the Planning Department putting a wooden gate and enclosing the area that 
faces the back parking lot at the same 9 foot level to force the sound out towards the front parking lot of the 
shopping center.  If the fire pit is going to be allowed I would ask the members of the Planning Commission to 
consider making the wooden gate and 9 foot enclosure a requirement of the patio area.   
  
I am in support of the overall project of Gina's Pizza and I look forward to becoming one of its best customers 
in the future.  
  
Thank you,  
  
Joe Reiss  



,,9

co
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1. Minor Use Permit to allow:
Food service with no late hours
On-sale beer and wine license (Type 41)
Outdoor Dining Area 
Within 15 percent allotted for eating and 
drinking establishments within the Landing 
Shopping Center



Max. 50 seats,  816 sq. ft. net public area
Hours  of operation - Sunday through 
Thursday 7:00 a.m. to 10:00 p.m. and Friday 
and Saturday 7:00 a.m. to 11:00 p.m. 



Max. 22 seats, 458 gross sq. ft. and 425 sq. 
ft. net public area 
Closes at 10:00 p.m. daily 
Acoustical Report prepared
Design solution - combination barrier  to 
mitigate exterior noise and comply with  
Municipal Code
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SCALE: 1/8” = 1’-0”

FLOOR PLAN
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SCALE: 1/8” = 1’-0”

REFLECTED CEILING PLAN
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SCALE: 3/8” = 1’-0”

BAR DIE WALL & BACK BAR WALL
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SCALE: 3/8” = 1’-0”

ORDER COUNTER
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SCALE: 3/8” = 1’-0”

LOW WALL & ORDER COUNTER
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SCALE: 3/8” = 1’-0”

EXTERIOR ENTRY WALL W/ DRINK RAIL
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SCALE: 3” = 1’-0”

DRINK RAIL DETAIL
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SCALE: 3/8” = 1’-0”

EXTERIOR WALL TO PATIO
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SCALE: 3/8” = 1’-0”

RESTROOM VESTIBULE & BOOTH
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SCALE: 3/8” = 1’-0”

MEN’S RESTROOM
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SCALE: 3/4” = 1’-0”

FIRE PIT
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